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COMMUNITY OVERVIEW. The city of Glyndon
is a small rural community (estimated 2008 population
of 1,155) located in Clay County in the western portion
of Minnesota. The City was platted as a railway village
in 1872 and was incorporated as a city in 1881. The city
of Glyndon is located approximately 15 miles from the
greater Fargo‐Moorhead Metropolitan Area which
supports an estimated 2008 population of 164,536.
Although Glyndon has historically been recognized as
an agriculturally supported community, throughout
the recent decade and as projections indicate, the city
has become increasingly attractive as a bedroom
community to the metropolitan area. The city is
located adjacent to TH 10, an interregional highway
corridor (IRC) which accommodates efficient access to
goods and services. Additionally, the city is known for
its small town atmosphere, affordable living and a
strong school system.

PROJECT INITIATION. In 1995 the city of
Glyndon adopted a Comprehensive Plan which
outlined a physical development plan for the city for
the subsequent ten (10) years. The plan has not been
updated, revised or re‐written in the past fourteen (14)
years to address growth patterns, economics,
demographics or other ever changing variables. At the
request of the city, the Fargo‐Moorhead Metropolitan
Council of Governments (Metro COG) included an
update to the Comprehensive Plan within the 2009‐
2010 unified planning work program (UPWP). The
update was partially funded through federal
Consolidated Planning Grant (CPG) dollars as the city
of Glyndon lies within Metro COG’s metropolitan
planning area boundary.
In June of 2009 the city of Glyndon approved a
contract which defined the general scope of work for
this project. The scope of work included four (4)
emphasis areas, as follows:
a) community profile. The plan shall review
existing census and demographic data and
establish a comprehensive profile for the
city of Glyndon with the intent of
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demonstrating the social and physical
character of the community;
b) land use. The plan shall update the existing
land use map and formulate a future land
use plan. The future land use plan shall
identify the distribution of residential, non‐
residential, mixed‐use and civic/public land.
Further, the future land use plan will define
an agreed upon growth strategy to
accommodate future housing, commercial
and industrial development within the
community. The future land use plan shall
be drafted and quantified to address
transportation/mobility, open space,
infrastructure and other complexities that
directly affect land use planning strategies;
c) transportation. The plan will establish an
updated transportation plan to facilitate
existing and projected growth patterns;
based on projected traffic volumes and
identified improvements per the TH 10
Feasibility Study (see additional info below
under ‘project coordination);
d) goals, policies & actions. The plan shall
update existing goals/policies and establish
new goals/policies for inclusion within an
updated implementation matrix.

PROJECT COORDINATION. Concurrent with
the Comprehensive Plan update, Metro COG allocated
CPG dollars to complete a Feasibility Study of TH 10
through Glyndon. The study analyzed necessary
highway improvements and various design
alternatives to increase the functionality of this
corridor in anticipation of future corridor re‐
construction or re‐habilitation by Minnesota
Department of Transportation (Mn/DOT). The
preferred corridor alternative has been included
within Appendix C and is referenced accordingly
throughout this Comprehensive Plan.

AUTHORITY TO PLAN. In 1965 the Minnesota
State Legislature enacted a municipal planning policy
statement (Chapter 670‐S.F. No. 826) that effectively
instituted a municipality’s authority to govern land
city of Glyndon Comprehensive Plan
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use activities through certain official controls (ie.
zoning, official maps, subdivision regulations, etc).
The legislation included a definition for a
‘Comprehensive Municipal Plan’ which served as the
foundation for subsequent policy refinements. Current
state law specifically grants power to a municipality to
create and adopt a Comprehensive Plan; as follows:
Minnesota Statute (§ 462.353, Subdv. 1) states “A
municipality may carry on comprehensive municipal
planning activities for guiding the future development
and improvement of the municipality and may
prepare, adopt and amend a comprehensive municipal
plan and implement such plan by ordinance and other
official actions in accordance with the provisions of
sections 462.351 to 462.364”.

WHY IS A COMPREHENSIVE PLAN
IMPORTANT? A Comprehensive Plan is a long‐
range municipal planning document that sets forth a
defined vision for a community. The plan is
established as a guiding document (rather than
regulatory) and incorporates recommended policies,
goals and action strategies to fulfill the overarching
community vision. A Comprehensive Plan typically
inventories current development and resources while
projecting future demand for certain land uses and
municipal services. Comprehensive Plans are used to
address a variety of community features; which may
include: compatibility of land uses,
management/preservation of natural resources,
infrastructure, schools, recreation, housing, economic
development, historic preservation, transportation,
transit and community image. Most importantly, a
Comprehensive Plan guides decision making by
community leaders Planning Commission, City
Council, City Staff) respective to priorities, needs,
growth strategies and policy direction set forth by the
community as a whole. Comprehensive Plans ensure
that a community develops and evolves in a desired
manner, rather than simply as a result of market
patterns.

HOW DOES A COMPREHENSIVE PLAN
AFFECT PROPERTY OWNERS AND THE
COMMUNITY? Comprehensive Plans do not
directly impact property owner rights due to its non‐
regulatory components. The plan only sets forth a
vision and policy direction for community.
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Nonetheless, community members and
elected/appointed officials (specifically) should be
familiar with intentions and recommendations within
the plan as it sets forth a defined course for local
policy/decision making which can ultimately affect
property rights.
Land use is an integral component within a
Comprehensive Plan and a chapter is dedicated (see
Chapter 4) to address existing land use issues and
future land use patterns (Future Land Use Plan). In
regards to impacts on property owners, the future
land use plan establishes a level of assurance that
property will either:
a) remain a certain land use classification (ie.
residential, commercial, industrial, open
space, etc);
b) transition into another use/zone
classification in the future based on an
identified community benefit; or
c) receive a certain zone district classification
upon annexation.

PLANNING PROCESS. The planning process to
guide completion of the Comprehensive Plan was
structured within three (3) overarching steps, as
follows:
a) define vision & issue identification;
b) establish alternatives and define a
framework;
c) establish preferred alternative and final plan
preparation.
Public involvement included regular input from
community members, elected officials, appointed
officials, agency representatives, city staff and the
study review committee (SRC). The following efforts
were utilized to engage a diversity of interests within
the comprehensive planning process:
a) community input meetings. The city, in
coordination with Metro COG held three (3)
city of Glyndon Comprehensive Plan
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community input meetings to share
information and receive comments. The
second (of three community input meetings)
was specifically tailored to solicit feedback
on TH 10 improvement alternatives.
Information on the Comprehensive Plan
was also made available at this meeting for
public inspection;
b) study review committee meetings. The
Glyndon City Council appointed seven (7)
community residents and two (2) city
council representatives to specifically
provide oversight on the development of the
Comprehensive Plan (to note, this group
also provided oversight on the TH 10
Feasibility Study). Throughout the course of
the project the SRC met on five (5) separate
occasions to review and discuss various
aspects of the Comprehensive Plan.
c) focus groups. During the early stages of
project development and issue identification
a series of focus group meetings were held
to specifically solicit feedback from certain
interest groups; including: business owners,
developers, building trades, schools,
government officials and residents. Two (2)
focus group meetings were held to discuss
the pending Comprehensive Plan update
and one (1) meeting was held with property
owners or interested parties that would be
directly affected by the TH 10 Feasibility
Study.

CITY OF GLYNDON MN
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inspection on the Metro COG website prior
to adoption proceedings;
d) hearings. A duly noticed public hearing was
held before the Glyndon City Council on
August 25, 2010 to formalize the adoption of
the Comprehensive Plan.

PLANNING AREA. The Comprehensive Plan
addresses all of the current incorporated areas of the
city of Glyndon and certain areas of unincorporated
acreage adjacent to Glyndon municipal limits. The
inclusion of this unincorporated land was seen as a
critical element to any long term planning effort as
land development activity and utility expansion in
these areas are inherently linked to the city. The
planning area encompasses approximately 1,117 acres,
922 acres of which is currently within the incorporated
limits of the city.
Figure 1.0

In a direct attempt to involve the public in the
development of the Comprehensive Plan, the
following notification methods were utilized:
a) newspaper notices. Box advertisements
were placed in the Fargo Forum and Clay
County Union for each public input
opportunity;
b) press release. Press releases were issued for
each public input opportunity to local media
sources;
c) website. Updates and project information
was regularly uploaded to the Metro COG
website, specifically, the draft plan was
noticed as being available for public

Comprehensive Plan Planning Area Boundary
City of Glyndon MN
Incorporated Limits
Unincorporated Limits included
within Planning Area Boundary
city of Glyndon Comprehensive Plan
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engineer)

city of Glyndon Comprehensive Plan

7

8

plan elements & vision

city of Glyndon Comprehensive Plan

plan elements & vision

2

divided from the remainder of the
community by railroad tracks (Staples
Subdivision). The presence of these two
corridors (road & rail) directly contributes to
a number of existing and projected issues.

PLAN CONTEXT AND KEY ISSUES. Early in the
planning process the community identified a number
of key issues that should be specifically addressed
during the Comprehensive Plan update process. This
list was developed and refined through a series of
discussions and input opportunities; which included
study review committee meetings, focus groups and
public meetings. These key issues are summarized
within the three categories below and reflected as
significant components throughout the updated
Comprehensive Plan.
a) community. As the city of Glyndon
identifies demographic/economic and
growth projections into the next twenty (20)
years a number of priorities become evident
to increase the attractiveness of the
community towards new residents,
homeowners, businesses and industrial
opportunities.
à
à
à
à

à

à

Gateways, signage and aesthetics as
vehicles enter city limits;
Overall visual appearance of the
community;
Encourage school district expansion
within Glyndon;
Pedestrian amenities, inclusive of
sidewalks and access on Parke Ave and
TH 10;
Recreational amenities, including
potential connections to Buffalo River
State Park and the proposed Heartland
Trail;
Stormwater management.

b) transportation. The city of Glyndon is
located on TH 10 which is designated by
Mn/DOT as an interregional corridor,
thereby, a roadway which serves economic
interests within Minnesota and provides
opportunities for both interstate and
intrastate travel. Additionally, a portion of
the city (primarily residential uses) is

à
à
à
à
à
à

c)

Vehicular speeds on TH 10;
Access and mobility management;
Road connectivity (local, collectors and
arterials);
Left turn movements and vehicle
storage bay lengths;
Railway barriers, inclusive of
emergency services access;
Railway impacts (rail whistle zone or
quiet zone).

development & growth. Throughout the
past three (3) decades the city of Glyndon
has experienced moderate population
growth (see demographic data for
additional information) and this trend
appears likely to remain, if not exceed
forecasted projections. In addition, the city
and community members have clearly
communicated the fact that TH 10 should
continue to function as the primary business
district within city limits.
à
à

à
à
à

Economic development and business
growth;
Infill development adjacent to TH 10
with improved vehicular and pedestrian
access;
Utility capacity (potable water, sanitary
sewer, stormwater mgmt);
Housing diversity;
Growth area analysis and identification
of a preferred strategy based on
opportunities/constraints.

VISION STATEMENT. Establishing a vision
statement is an important component in the
development of a community planning document,
specifically a municipal comprehensive plan.
city of Glyndon Comprehensive Plan
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Although broad in nature, the statement is intended to
set forth a focus for goals, policies and action
strategies as established within the remainder of the
Comprehensive Plan. In sum, a vision statement is a
catalyst which aligns individuals and activities.
At the first two SRC meetings the group spent time
identifying a collective vision for the community. The
SRC ultimately agreed upon the following vision
statement which recognizes a variety of assets/values
attributable to the community while providing a
definitive focus towards the achievement of long‐term
(community centered) ideals.

a) the vision. “As an extension of the adjacent
Fargo‐Moorhead metropolitan area, the city
of Glyndon will be known for its small town
atmosphere, attractive commercial corridor,
rural setting and affordable quality of life;
where access to recreational amenities is
only a foot step away from diverse
neighborhoods and residential housing. The
community thrives on its ability to promote
a first‐rate school system and a growth
management strategy that supports small
business, niche commercial and industrial
uses and Trunk Highway 10 as an
interregional corridor. The city of Glyndon
is a community where neighbors are
recognized.”

PLAN ELEMENTS & VISION

c)

(whether they are decisions relative to
public policy, development, land use,
programs, municipal services, investments,
etc).;
action strategies. These strategies represent
the steps necessary in order to enact certain
components of the comprehensive plan,
specifically, policy statements. Traditionally,
these action strategies are prioritized by the
city and responsibility is allocated to a
specific department or individual. In the
case of Glyndon, it may be more beneficial
to prioritize and implement on an
incremental basis due to staff availability
and budget constraints.

ACHIEVING THE VISION. As previously noted,
the vision represents the foundation on which the
Comprehensive Plan is thereby constructed. Goals,
policies and action strategies formulate a process in
which the community can work towards achievement
of this collaborative vision.
a) goals. These statements reflect the
overarching intent of the community over
the established planning horizon, relative to
a certain issue;
b) policies. Policy directives establish a
definitive course of direction which
community members, elected officials and
city staff can utilize to support decisions

city of Glyndon Comprehensive Plan
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COMMUNITY CONTEXT. This chapter focuses on
the consolidation and synthesis of applicable
information that was reviewed, documented and
analyzed during the comprehensive plan update
process.

b) 2010 to 2030 population forecasts. The
population projections shown below are
based on figures published by the
Minnesota State Demographic Center in
2007 for Clay County and information
within the 2006 Demographic Forecast.

DEMOGRAPHICS. Demographic data utilized
within the Comprehensive Plan has been obtained
from the US Census Bureau, Minnesota State
Demographer’s Center and the 2006 Demographic
Forecast for Fargo‐Moorhead Metropolitan Statistical
Area¹. This section will review existing census and
demographic data from the 2000 Census and establish
an overarching profile for the community.
Additionally, understanding historic trends within
demographic data provides a framework for long
range planning assumptions, or in other terms,
population and growth (household &
commercial/industrial) differential alternatives.

3

a) Population history. The following chart
displays US Census documented population
history for the city of Glyndon and other
jurisdictions within the greater metropolitan
area.
JURISDICTION

1970

1980

1990

2000

city of Glyndon

674

882

862

1049

Moorhead

29687

30641

32295

32177

Dilworth

2321

2575

2562

3001

West Fargo

5161

10099

12287

14940

Fargo

53365

61383

74111

90599

Four City Total
(metropolitan cities)

90534

104698

121255

140717

Clay County (rural)

14577

16111

15585

16051

Cass County (rural)

15127

16765

16476

17599

Clay County (total)

46585

49327

50442

51229

Cass County (total)

73653

88247

102874

123138

Figure 3.1, Historic Population Data (1970‐2000 Census)

¹ Ulteig Engineers, Inc. & McKibben Demographic Research

JURISDICTION

2010

2020

2030

city of Glyndon

1270

1564

1809

Moorhead

36532

40021

42158

Dilworth

3876

4818

5594

West Fargo

24430

29680

30040

Fargo

105600

120010

135050

Four City Total
(metropolitan cities)

170438

194539

212842

Clay County (rural)

18820

19800

22190

Cass County (rural)

20520

24650

28610

Clay County (total)

59630

68280

76510

Cass County (total)

150550

174340

193700

Figure 3.2, Population Forecasts (2010‐2030)

c)

growth rates (historic). The city of Glyndon
has experienced moderate growth over the
past three (3) decades. As shown in Figure
3.3, the historic population annual growth
rate has ranged from 3% to ‐0.2% with an
arithmetic ‘mean’ percentage at 1.87%. For
reference, population growth rates for other
communities in the Fargo‐Moorhead
metropolitan planning area are also
identified within Figure 3.5. It is important
to take note of population projections and
growth rates for adjacent metropolitan
communities as the ability (of the
metropolitan area) to sustain and service
this population mass will be a contributing
factor to the amount of growth Glyndon
realizes within the 25 year planning horizon.
To note, the listed 2008 population for the
city of Glyndon (pop. 1155) within Figure
3.3 is strictly an estimate, as prepared by the
US Census Bureau.
city of Glyndon Comprehensive Plan
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1970

1980

1990

2000

2008

Glyndon
Population

674

882

862

1049

1155

Annual %
Change

x

3%

(‐)
0.2%

2..2%

1.01%

DATA ANALYSIS

1.87%

`

Figure 3.3, Annual Growth Percentage, city of Glyndon
(1970‐2008)

For general reference and growth
forecasting purposes, assuming state
demographic projections are accurate,
adding projected populations from 2010 to
2030 would equate to an annual growth
percentage of 1.6%, as shown in Figure 3.4.
1970‐
2000

2010

2020

2030

Glyndon
Population

674‐
1049

1270

1564

1809

Annual %
Change

1.85%

2.1%

2.3%

1.35%

2010

2020

2030

Moorhead
Population

29687
‐
32177

36532

40021

42158

Annual %
Change

0.28%

1.35%

0.95%

0.53%

Dilworth
Population

2321‐
3001

3876

4818

5594

Annual %
Change

0.98%

2.91%

2.4%

1.61%

Clay Cnty
Population

14577
‐
16051

18820

19800

22190

Annual %
Change

1.01%

1.73%

0.52%

1.20%

These projections are then directly associated
with identified growth areas, applied land use
classifications and build‐out scenarios; with due
consideration given to community determined
priorities. In other terms, how is the anticipated
growth distributed to properties the community
feels are best suited for future development. As
outlined and examined in the previous figures
(3.3 through 3.5) an accurate population forecast
for the city of Glyndon (under the 25 year
planning horizon) lies somewhere between an
annual growth rate of 0.80% and 2.50%.

%

1.6%

Figure 3.4, Annual Growth Percentage, city of Glyndon
with 2010 – 2035 Population Forecast
1970‐
2000

CITY OF GLYNDON MN
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%

%

0.70%

2.4%

0.87%

Figure 3.5, Annual Growth Percentage, adjacent
jurisdictions w/ 2010 – 2035 Population Forecast

d) population projections. Population
projections are an important aspect
associated with comprehensive plans as this
figure provides valuable information about
future development needs and patterns.

To definitely establish the annual growth
percentage rate for this comprehensive plan
update, a total of five (5) alternatives were
discussed by the SRC. These alternatives
ranged from a ‘low growth’ percentage of
0.80% to a ‘high growth’ percentage of 2.0%.
Figure 3.6 depicts these forecasts, inclusive
of the 2007 State Demographers projection.
GROWTH
ALTERNATIVES

2008

2010

2020

2030

2035

TOTAL
INCREASE

Historic Rate
1.87%

1155

1199

1434

1715

1875

720

1155

1201

1453

1757

1932

777

1155

1183

1329

1494

1584

429

1155

1174

1270

1374

1429

274

1155

1270

1564

1809

1893

738

High Growth
Rate 2.0%
Mid Growth Rate
1.2%
Low Growth Rate
0.8%
MN
DEMOGRAPHER
PROJECTION
(2007)

Figure 3.6, Population Growth Alternatives

e) household projections. It was ultimately
determined by the SRC that a growth rate of
1.87% should be utilized to project the 2035
population and to determine the pending
household differential. This determination
was made to ensure infrastructure planning
was of adequate capacity from a long term
perspective. Utilizing the ‘historic’ (1970‐
2008) population growth rate with a base
city of Glyndon Comprehensive Plan
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2008 population estimate of 1,155; the city of
Glyndon would reach a total population of
1,875 by 2035. As shown in Figure 3.6 above,
this equates to a total forecasted population
increase of 720 individuals and a housing
differential of approximately 250 units
(average household size of 2.92 per 2000
Census). For comparison purposes, based on
city permit data a total of thirty‐five (35)
residential homes have been built over the
past five (5) years. Distributed accordingly
under the 2035 planning horizon the city
would need an additional 175 units. As
noted within the discussion above, the
household differential number becomes
relevant as the comprehensive plan outlines
priority growth areas, assigns future land
use designations and establishes build‐out
scenarios. For additional information, see
Chapters 4. Additionally, it is important to
note the significantly different results as the
applied population growth rate is adjusted;
which ultimately affects infrastructure
planning, municipal services and the
community in diverse ways.

CITY OF GLYNDON MN
2010 COMPREHENSIVE PLAN
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classification. This is an important
characteristic to keep in mind as the
community plans for future development
and identifies/pursues marketing strategies.
1980

1990

2000

Total Population

882

862

1049

White

833(94%)

799(92%)

960(91%)

Black/African
American

0(0%)

0(0%)

1 (>1%)

Hispanic

49(6%)

48(6%)

79 (8%)

Other

0(0%)

15(2%)

10 (0.9%)

under 18 years old

319(36%)

287(33%)

343(33%)

19 to 64 years old

512(58%)

500(58%)

628(60%)

over 64 years old

51(6%)

75 (9%)

78 (7%)

Median Age

25 years

30.1
years

30.3
years

Persons per
Household

3.09

2.87

2.92

Age Distribution

Figure 3.8, Population Characteristics
GROWTH
ALTERNATIVE

TOTAL
INCREASE

UNIT
DIFFERENCIAL
246

Historic Rate 1.87%

720

High Growth Rate 2.0%

777

266

Mid Growth Rate 1.2%

429

147

Low Growth Rate 0.8%

274

94

MN DEMOGRAPHER
PROJECTION (2007)

738

253

Figure 3.7, Household Differential

f)

population characteristics. The city of
Glyndon is predominantly white, although
race diversity has slowly increased
throughout the last few decades. The city’s
median age has also slightly increased over
the past three (3) decades, as shown within
Figure 3.8. Other population and household
characteristics are outlined below. To note, a
significant portion of the population growth
realized by the city of Glyndon over the
recent decade (1990‐2000) is directly
attributable to the 25 to 54 year age

g) household income stratification. The
information shown below is based on
household income in 1999, per the 2000
census. To note, the median household
income has experienced a rather significant
transformation throughout the past decade.
1990

2000

Less than $10,000

67(26%)

18(5%)

$10,000 to $14,999

41(16%)

21(6%)

$15,000 to $24,999

58(23%)

47(13%)

$25,000 to $49,999

41(16%)

122(33%)

$50,000 to $74,999

36(14%)

111(31%)

$75,000 to $99,999

9(4%)

27(8%)

$100,000 to $149,000

0(0%)

5(1%)

$150,000 or more

2(1%)

10(3%)

$22,917

$44,028

Median
Household Income

Figure 3.9, Household Income

city of Glyndon Comprehensive Plan
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h) housing stock characteristics. Housing
stock characteristics outlined with each
decennial census offer insight into growth
trends and the community’s residential
market. According to the 2000 census, the
city has a total of 403 housing units, of
which, 359 are occupied. Of the occupied
units (359) a total of 307 (85.5%) are owner
occupied residences.

DATA ANALYSIS

These home value representations are based
on self‐reports or a respondents indication
of value. From a historic perspective, the
census notes median home values (adjusted
for inflation) have nearly quadrupled over
the 60 year period since the first census was
completed in 1940. Data shown below is for
homes within the incorporated limits of
Glyndon.

Although the percentage of owner occupied
units is an encouraging number given future
growth intentions of the community, the
city lacks diversity in available housing
options, as shown in Figure 3.10. The
existing housing stock reflects a land use
trend that is typically associated with
bedroom communities adjacent to larger
metropolitan areas. This trend supports a
high percentage of single family detached
housing and a limited availability of multi‐
family units.
Unit Type

Number

%

detached SFR

265

66.4

attached SFR

5

1.3

duplex (2‐units)

5

1.3

tri‐plex/four‐
plex

13

3.3

5‐9 units

9

2.3

10‐19 units

16

4

20 or more units

0

0

mobile

86

21.6

Total Units

399

100%

%

Value
Less than $50,000

41(17%)

$50,000 to $99,999

126(53%)

$100,000 to $149,999

69(29%)

$150,000 to $199,999

4(2%)

$200,000 and greater

0(0%)

Total Units Identified

240

Median Home Value

78,800

Figure 3.11, Home Value (US Census,
2000)

i)

employment information. Figure 3.12
illustrates occupation by major category.
Based on census data and information
presented within the 1995 Comprehensive
Plan it appears the most notable growth is
within the category identified as
‘management, professional and related
occupations.’ In 1990, a total of 31 (8%)
individuals were included in this category
contrasted with 147 (29%) per the 2000
census.

Figure 3.10, Housing Stock (US Census, 2000)
Occupation

As shown in Figure 3.10, single family
detached housing currently constitutes 67%
of the housing stock within city limits.
Residential units that could be categorized
into the multi‐family designation represent
a meager 11%.

147(29%)

Service Industry

90(18%)

Sales and Office

135(27%)

Farming, Fishing, Forestry

0(0%)

Construction, Extraction and Maintenance

60(11%)

Production, Transportation, Material Moving

77(15%)

Total Employed

In regards to owner occupied units, the
following figure depicts home values and
the median home value per the 2000 census.

%

Management, Professional or related

509

Figure 3.12, Employment by Occupation (US
Census, 2000)
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ECONOMIC OVERVIEW. The economic health of
a community plays a critical role in establishing a
desirable standard of living for existing residents and
new residents while also serving as a mechanism to
attract business development.
The city of Glyndon is located less than ten (10) miles
from the peripheral boundary of the metropolitan
area. A large percentage of residents are commuting to
a work place outside the city limits of Glyndon. This is
further supported by an estimated mean travel time of
21 minutes for commuting vehicles (per census data).
Although not specifically stated in the census, it
appears a majority of these individuals are traveling to
the metropolitan area to access jobs and services.
The city of Glyndon is not a ‘full service’ community
and therefore a majority of resident needs (goods and
services) are met within the greater metropolitan area.
The TH 10 corridor does support a number of
commercial businesses directly adjacent to the
roadway; however, these businesses are generally
situated to service TH 10 vehicular interests/patterns
and not the typical daily needs of the community.

DATA ANALYSIS

During public input meetings representatives of the
district suggested the district was embarking on a
master plan which would, at minimum, consider
future growth and facility needs.

TRANSPORTATION. Within the incorporated
limits of Glyndon there is approximately 14.56 miles of
roadway. Roadway jurisdiction is divided as follows
(see Exhibit 3.1):
a) local roads – 8.97 miles (city jurisdiction)
b) township roads – 1.12 miles (township
jurisdiction)

c)

county state aid highway (CSAH) – 2.24
miles (clay county jurisdiction)

d) county highway – 0.83 miles (clay county
jurisdiction)

e) state highway – 1.40 miles (state of Minnesota
jurisdiction)

Exhibit 3.1

In recent years, the city has attempted to focus on
expanding commercial and industrial opportunities;
with attention to the expanding energy/solar/technical
trade. In 2007, the city approved a twenty‐five (25)
acre industrial development subdivision adjacent to
TH 10. Sales and development on these lots has been
extremely slow; however, as some contributing issues
(mobility and access to TH 10) are addressed through
completion of the TH 10 Feasibility Study
development interest should increase.

SCHOOL DISTRICT. As described in the
community overview (Chapter 1) the DGF School
District has been an integral component and catalyst in
the growth and development of its host municipalities.
Both the city of Glyndon and the city of Dilworth have
benefited from the school districts strong reputation
and ever increasing enrollment numbers. According to
information provided by the school district, since the
2000‐2001 school year the district has enrolled an
additional 123 students. School district facilities
located within Glyndon city limits include an
elementary school, senior high and athletic fields.

Township Road

County State Aid Highway

County Highway

Local Road (city)

State Highway

Glyndon Municipal Limits
city of Glyndon Comprehensive Plan
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In September (2009) traffic counts were conducted in
Glyndon at a number of locations. Traffic was counted
for a forty‐eight (48) hour period and divided to get an
average daily traffic count. Results of these counts are
reflected within Figure 3.13, below:
Count Location
CR 17 (south of TH 10)

ADT

Date of Count

573

9/17‐18/2009

Parke Avenue (north of railroad tracks)

2,126

9/17‐18/2009

Partridge Ave (north of railroad tracks)

630

9/17‐18/2009

Eglon Avenue (south of TH 10)

93

9/17‐18/2009

Partridge Ave (east of CR 19/Parke Ave)

90

9/17‐18/2009

Parke Ave/CR 19 (north of Partridge Ave)

582

9/24‐25/2009

TH 10 (west of CR 17)(westbound lanes)

7,942

9/23‐24/2009

TH 10 (east of CR 17) (eastbound lanes)

8,083

9/23‐24/2009

Figure 3.13, Average Daily Traffic Counts (by location)

In addition to these counts, peak hour turning
movement counts were conducted at a majority of the
local road/TH 10 intersections between Parke Avenue
and Andrews Avenue. The ADT counts indicate that
on average approximately 16,000 vehicles are utilizing
TH 10 per day, which operates as a four‐lane divided
highway. Peak hour traffic on TH 10 gets fairly heavy
with peak volumes as follows: 950 vehicles eastbound
lanes during p.m. peak and 950 vehicles westbound
lanes during a.m. peak. According to the traffic
analysis within the TH 10 Feasibility Study through
movements on TH 10 in Glyndon operate at an
acceptable level of service (including 2035 projections);
however, side‐street movements experience significant
delays during peak hours.
A majority of local roads within Glyndon are two lane
rural sections with open drainage ditches. These
roadside ditches directly abut and parallel the
roadway surface. For local roadways north of 9th Street
South, dedicated right‐of‐way is generally (ROW)
eighty (80) feet. Roadways south of 9th Street (recently
platted properties) generally accommodate a ROW
width of sixty‐six (66) feet. The posted speed limit on
most local roads is thirty (30) miles per hour. Given
these operational characteristics the city roadway
network (local roads) could be expected to
accommodate 4,500 vehicles per day (450 vehicles
during peak hours) with limited difficulty. In sum,
there are no identified capacity issues on Glyndon’s
local road network.

CITY OF GLYNDON MN
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Presently there is one signal on TH 10 which is located
at Parke Avenue. Although vehicular volumes likely
did not meet warrants for the signal, Mn/DOT placed
the signal to accommodate safe turn movements to the
schools and adjacent residential areas. As trip
capacities continue to increase on the TH 10 corridor
per established projections turn movements from side
streets will experience reduced levels of service (LOS).
To address this issue, access and mobility
management will be critical to preserve the
functionality of this corridor through Glyndon.
Trunk Highway 10 transects the city of Glyndon and
plays a vital role in a number of issues that affect
quality of life within the community. The following
issues have been identified by the community:
a)
b)
c)
d)
e)
f)

difficult and unsafe left turn movements;
vehicular speeds and transitions on TH 10;
access & mobility management (control);
road connectivity;
pedestrian amenities & connectivity;
gateway aesthetics (signage, city appeal).

As the community looks forward into the 25 year
planning horizon due consideration should be given
to actively mitigating these concerns. As noted in the
introduction (Chapter 1) the Comprehensive Plan
update is coordinated with a TH 10 Feasibility Study.
This Feasibility Study analyzed necessary highway
improvements and design alternatives to increase the
operational aspects of this corridor, respective to a
number of these community identified concerns. The
community should reference this study and the
identified preferred alternative as opportunities to
further facilitate implementation become available.
The city of Glyndon is located within the defined
limits of the Metropolitan Planning Area (MPA);
however, traditional fixed route transit services do not
extend beyond the municipal limits of Moorhead.
Public transit opportunities for residents are limited to
services provided by Productive Alternatives, Inc.
under Mn/DOT contract. This service accommodates
the following:
city of Glyndon Comprehensive Plan
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a) door to door (dial‐a‐ride) for all areas within
Clay County;
b) commuter service from Detroit Lakes to
Fargo‐Moorhead Metro Area Transit (MAT)
ground transportation center (GTC);
c) demand response service to areas not
accommodated by the MAT fixed route
schedule.
Pedestrian and
bicycle facility
infrastructure is
minimal in this rural
community.
Sidewalks within
older neighborhoods
are either non‐
existent or extremely
narrow and often
non‐compliant with
American Disability
Act (ADA) standards.
Existing Sidewalk Condition
Common with other
Adjacent to Parke Avenue
rural communities,
residents generally (and often prefer to) utilize local
roadways as pedestrian and bicycle facilities.
However, on roadways were vehicle trips are much
more significant (ie. TH 10, Parke Ave) the community
strongly believes separated facilities are necessary.
Similar to TH 10, the railroad corridor follows an
east/west alignment and splits the city of Glyndon.
Burlington Northern Santa Fe (BNSF) operates this rail
line which is known as the Staples Subdivision. This
subdivision runs from Dilworth to Minneapolis and is
part of BNSF’s northern transcontinental main from
Chicago Illinois to the Pacific Northwest; generally
transporting grain and coal. Glyndon has a spur which
provides access to the elevator; however, use is
infrequent. The rail line (Glyndon to Felton Line) that
previously provided access to Felton has been
abandoned and no longer functions. The following
considerations become applicable based on the
location of the railroad: traffic movement, road
connectivity, safety, train whistle concerns and
emergency operations.

CITY OF GLYNDON MN
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approximately 10,000 years ago during a period when
glacial lake Agassiz covered parts of North Dakota,
South Dakota, Manitoba and Minnesota (200,000
square miles). As the glacier retreated and Lake
Agassiz disappeared an extremely fertile lake bed
(clay and loam soils) remained. This geology has been
instrumental in supporting a strong agricultural
tradition in the valley, inclusive of the city of Glyndon
and adjacent unincorporated lands.
Glyndon is located within the Buffalo‐Red River
Watershed District which is one of eight‐one (81)
major watersheds in Minnesota and one of ten major
watersheds in the Red River Basin. Within the Buffalo‐
Red River Watershed district are a number of wells,
aquifers and surface water features which provide
potable water to municipalities, jurisdictions and
individuals. In close proximity to the city of Glyndon
is the Buffalo River which handles a majority of storm
runoff from the city and adjacent agricultural lands.
This river is a contributing source to the Buffalo
Aquifer (located within adjacent Glyndon Township)
and other ground water sources. The city of Glyndon
completed upgrades to its sewage treatment plant in
the mid 1990’s which contributed to improved water
quality levels in the Buffalo River and south branch of
the Buffalo River. However, within the last couple of
years the city has experienced infiltration issues with
its wastewater lagoon system which has resulted in
discharge violations and reduced capacity (see
additional discussion under infrastructure).
In regards to surface water features, the Buffalo River
crosses County Road 87 just north of city limits.
Additionally, a rather large legal drain transects the
community and feeds into the river near the county
ditch 63 input. From a flood perspective, overland
flooding causes a majority of the issues and concern
for Glyndon residents.

COMMUNITY FACILITIES. The city of Glyndon
maintains a number of community oriented facilities
for its residents. These facilities include:

ENVIRONMENTAL. Geologic and environmental
history within the Red River Valley was shaped
city of Glyndon Comprehensive Plan
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a) parks & open space. The city maintains two
parks and city owned greenspace (dedicated
open space) for active and passive
enjoyment by its residents/visitors.
Additionally, the school district provides
and maintains athletic fields and related
amenities on school district property.
b) municipal facilities. The city maintains and
operates the following facilities: City Hall,
Police Station, Recycling Center and the
Community Center.
c) volunteer services. Fire protection in the
city is provided by a volunteer fire station.
The fire station is located on TH 10 and
some consideration has been given to the
need for an additional sub‐station south of
the railroad tracks for emergency situations.
d) Other amenities. The city of Glyndon is
located in close proximity to the following
recreational and educational amenities.
à

à

Buffalo River State Park – This area was
established as a state park in 1937 due in
large part to efforts by the Moorhead
Rod & Gun club. This group believed
the acreage should be preserved for
recreational use by the community and
successfully lobbied for its protection.
Now, this park serves as a regional
recreational attraction and is located
within minutes of Glyndon city limits.
The park is a lasting example of the
prairie grassland (followed retreat of
glacial Lake Agassiz) and offers picnic
areas, trails, swimming area and
campgrounds adjacent to the Buffalo
River.
Regional Science Center – Located
within the Buffalo River State Park is the
Regional Science Center which is a
function of Minnesota State University
Moorhead (MSUM). The science center
is a 13,000 square foot interpretive
center and includes classrooms, exhibit
areas, observatory, a natural history
library and an auditorium. According to
MSUM, the center is intended to
encourage interest in science through
hands‐on experiences. The center also

CITY OF GLYNDON MN
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serves as an educational hub for
instructor education, environmental
studies and general public recreational
purposes.

INFRASTRUCTURE. The presence or absence of
adequate infrastructure capacity is an important
component in determining the feasibility of certain
growth assumptions. The city of Glyndon provides its
residents and businesses with potable water and
sanitary sewer services.
a) potable water treatment. In 2003, the city of
Glyndon put in to service a new treatment
facility which has the capacity to handle
375,000 gallons per day (G/D). The system
includes three (3) wells and pumps are able
to accommodate 1,000 gallons per minute, if
necessary. At present (2010) the system
handles an average demand of 100,000 g/d
and reaches peak demand during summer
months at 200,000 g/d. It is important to note
that this peak demand is directly associated
with lawn irrigation practices and other
similar uses. If conservation practices were
implemented, peak demand would be
significantly reduced. The treatment facility
includes a 100,000 gallon underground
storage facility and a 50,000 gallon elevated
water storage tank. The elevated storage
tank establishes a majority of the necessary
water pressure and fire flow protection for
city.
b) wastewater (sanitary sewer) treatment. The
sanitary sewer system was originally
established in the early 1960’s and consists
of vitrified clay sewer pipes. The treatment
facility consists of one (1) ten acre primary
pond and two (2) secondary ponds with
discharge eventually reaching the Buffalo
River following filtration through various
undesignated wetlands. The system is
supported by three (3) lift stations; of which,
the last improvement was completed in
1992. The system is designed to handle a
city of Glyndon Comprehensive Plan
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c)

maximum capacity of 159,500 g/d and
dependant upon conditions the system
operates anywhere between ½ capacity to
full capacity. As previously noted, the city is
experiencing inflow/infiltration (I&I) issues
and during wet cycles the system is at or
above capacity thresholds. Additionally, the
city is exceeding state regulated phosphorus
discharge limits and therefore treatment
solutions (chemical) may be necessary to
avoid violations. The city has been unable to
identify a point source for this issue;
however, it is likely associated with adjacent
agricultural uses and household laundry
detergents. Starting in 2009, the city began
televising lines and identifying sewer line
improvements to mitigate infiltration issues
with an overarching intent to re‐establish
system capacity and eliminate discharge
violations. The city plans to pursue grants
and other funds to complete necessary
sewer line upgrades in 2010 which includes
the installation of new PVC or relining
existing clay pipes.
storm sewer. A majority of storm runoff
within city limits is handled via surface
ditches and culverts. Few roadways (other
than roads within newly constructed
developments) have curb/gutter, thus,
limited amounts of runoff is handled
through underground storm sewers. The
existing city code does not require
curb/gutter or underground storm sewer
unless otherwise required per the
designated city engineer. Comments during
public input meetings suggested surface
drainage improvements were needed in
numerous areas throughout the city and
during the 2009 flood the issues became
more visible.
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operations of this system. The city of Glyndon should
pay specific attention to the capacities and functional
aspects of these systems as this infrastructure is critical
to attract future growth/development.

INFRASTRUCTURE (SUMMARY). Pursuant to
current potable water and sanitary sewer demands the
overall system is functional. Household and business
needs are adequately serviced and growth capacity is
available with existing potable water infrastructure. In
regards to sanitary sewer, upgrades and
improvements are necessary in order to stabilize the
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4
EXISTING LAND USE. In 1995 the city of Glyndon
completed a survey of existing land uses to assist in an
update to its zoning ordinance and zoning map. This
historic land use data provides valuable background
information in regards to land use progression and
transformation over the past decade. Historic land use
data is used within this comprehensive plan to
support growth projections and land use designations
within the future land use plan. Figures 4.1 and 4.2
depict land use classification data from 1995 and 2008,
respectively.

map; specifically in regards to commercial/industrial
and single family residential. These intentions were
carried forward and further supported/developed
within the context of the city’s future land use plan.
ZONING MAP (EXISTING) CLASSIFICATIONS
Agricultural/Vacant

362.29 ACRES

Commercial/Industrial

74.14 ACRES

Public/Quasi‐Public/Institutional

53.97 ACRES

Single Family Residential

195.86 ACRES

Multi Family Residential

11.98 ACRES

Mobile Home/Mobile Home Parks

17.48 ACRES

Transportation/Right‐of‐Way (ROW)/Utilities

206.25 ACRES

TOTAL ACREAGE (APPROX.)

1995
1995 LAND USE CLASSIFICATIONS
Agricultural/Vacant

542.36 ACRES

Commercial/Industrial

26.02 ACRES

Public/Quasi‐Public/Institutional

53.33 ACRES

Single Family Residential

71.34 ACRES

Multi Family Residential

2.32 ACRES

Mobile Home/Mobile Home Parks

19.67 ACRES

Transportation/Right‐of‐Way (ROW)/Utilities

145.72 ACRES

TOTAL ACREAGE (APPROX.)

2008

860.87 ACRES

Figure 4.1
2008 LAND USE CLASSIFICATIONS

Agricultural/Vacant

477.71 ACRES

Commercial/Industrial

41.00 ACRES

Public/Quasi‐Public/Institutional

53.97 ACRES

Single Family Residential

134.58 ACRES

Multi Family Residential

2.02 ACRES

Mobile Home/Mobile Home Parks

17.48 ACRES

Transportation/Right‐of‐Way (ROW)/Utilities

195.24 ACRES

TOTAL ACREAGE (APPROX.)

922.00 ACRES

Figure 4.2

The city of Glyndon zoning map received its last
complete update in 1999 (exclusive of individual
zoning amendment approvals). The following figure
(Figure 4.3) represents land use classifications as
depicted on the official city zoning map. Contrasted
against existing land uses (1995 and 2008) there are
noticeable intentions represented within the zoning

922.00 ACRES

Figure 4.3

Ö See Exhibit 4.1, City of Glyndon Zoning
Map. Full 11”x17” versions of this map are also
available upon request of the city of Glyndon.
2035 GROWTH ASSUMPTIONS. Through input
opportunities during early development stages of the
comprehensive plan, growth areas were identified and
classified in a hierarchical manner based on
opportunities and constraints.
The community’s assessment of developable
properties was weighted with emphasis placed on
identified/perceived transportation impacts; due to the
fact land use and transportation are closely entwined.
However, other opportunities and constraints were
considered critical and were factored into the overall
assessment and determination of properties that could
accommodate future development. See Appendix A_4
and the associated matrix for additional information.
a) growth alternative intent. The growth
alternative presented within Exhibit 4.2
represents the preferred growth alternative
within the comprehensive plan. The exhibit
only depicts properties located within the
confines of the defined planning area
boundary (see Figure 1.0).
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Exhibit 4.1, Zoning Map
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These growth areas were discussed at
length; specifically related to land use,
infrastructure, transportation and
community impacts. This map provided the
framework in which the future land use
plan was established.

PLANNING FOR THE FUTURE

Exhibit 4.2
c)

assist local officials in decision making while
providing a level of predictability for
community members, developers and
property owners relative to future
development interests.
Applicability to TH 10 Feasibility Study.
This preferred growth alternative and
information derived there from, has been
used to inform elements within the TH 10
Feasibility Study. Transportation system
impacts from growth areas (specifically trip
generation within Tier 1 growth areas) has
been reviewed and applied accordingly to
accurately represent anticipated impacts
with proposed design alternatives and
improvements on TH 10. Additional
information on the proposed transportation
network is available within subsequent
sections of this chapter.
GOAL A‐1 As development proposals are
submitted within delineated growth areas
the city shall give adequate consideration to
project benefits and project impacts prior to
rendering a decision.

Preferred Growth Alternative

Tier 1, Priority Properties
Tier 2, Mid‐Priority Properties
Tier 3, Low‐Priority Properties
Commercial/Industrial Opportunity Areas
b) Tiered Prioritization. The delineation of a
certain growth area does not necessarily
represent the order in which development
will occur or should be approved by local
officials; however, the prioritization allows
the community to understand impacts,
opportunities and constraints relative to
each area. This document is intended to

As reflected in population forecasts (see Chapter 2,
Figures 3.1 through 3.7) the city will need to
accommodate certain land development patterns
within the established 2035 planning horizon.
a) residential growth rates & land demand
analysis. Utilizing the ‘historic’ (see Figure
3.3 & 3.6) with a base 2008 population
estimate of 1,155; the city of Glyndon would
reach a total population of 1,875 by 2035.
This equates to a total forecasted population
increase of 720 individuals and a housing
differential of approximately 250 units.
b) commercial/industrial growth rates & land
demand analysis. From 1995 to 2008 the city
of Glyndon realized a thirty‐six percent
(36%) increase (2.77% annual increase) in the
amount of acreage used to support
commercial/industrial land uses. Utilizing
city of Glyndon Comprehensive Plan
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this figure, by 2035 the city would need
approximately 70 acres of
commercial/industrial land. Per 2008 land
use data the city currently has 41 acres
zoned for commercial/industrial
development. The city, at minimum, needs
the ability to accommodate an additional 30
acres by 2035 to adequately accommodate
potential demand.

FUTURE LAND USE PLAN. The future land use
plan for the city of Glyndon is included within the
comprehensive plan as Exhibit 4.3. This document was
influenced by the following:
à
à
à
à
à
à
à
à
à
à
à
à
à

public input
SRC input/Focus Group input
preferred growth alternative map
existing land uses
existing/proposed transportation
network
existing zoning map
existing future land use plan
infrastructure availability
location of amenities
projected population estimates
land demand analysis
TH 10 Feasibility Study design
alternatives
other details as represented within this
comprehensive plan

a) future land use plan applicability. The
future land use plan establishes a vision for
growth within the community for the next
twenty‐five (25) years and should be used
by the city to determine whether
development applications (land use
applications, development permits, building
permits, zoning amendments, annexation
petitions/agreements) are consistent with
the intended vision.
GOAL A‐2 The city shall strive to achieve
consistency between goals, policies and
actions set forth within this comprehensive
plan and development applications.
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Policy A‐2(a) – The future land use plan shall be a
guide used to inform and support decision making.
Policy A‐2(b) – Future development should be
consistent with the intent of the future land use plan.
Policy A‐2(c) – Any modifications to the future
land use plan should be supported by the
overarching community vision and other goals,
policies and actions within this plan.

Action A‐2(1) – Revise zoning ordinance, zoning
map and land development codes to be consistent
with the future land use plan and supporting
elements within the comprehensive plan.
b) non‐traditional element of the future land
use plan. Within the future land use plan
(Exhibit 4.3) readers will notice information
and build‐out calculations pertaining to
2035 growth assumptions. As noted in Ch. 1,
concurrent with the comprehensive plan
update the city also completed a feasibility
study on TH 10. In order to adequately
identify and design corridor improvements
vehicle trip impacts from future
development (2035 planning horizon) were
identified. Pursuant to the preferred growth
alternative, 2035 land demand (households
and commercial growth) were distributed
between tier 1 properties (including areas
identified as redevelopment opportunities)
and approximate average daily trip (ADT)
allocations were assigned to each growth
area. This allowed the feasibility study the
ability to allocate these vehicle trips to
certain intersections to duly inform design
considerations and level of service
projections at TH 10. It is important to note
that assigned build‐out percentages are
based on whether the property is
platted/degree to which development could
be considered in a timely manner,
availability of municipal services, location of
parcels in relation to public amenities and
access availability.
city of Glyndon Comprehensive Plan
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Exhibit 4.3, Future Land Use Plan
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GROWTH & DEVELOPMENT. The city of
Glyndon comprehensive plan has been drafted to
guide the community towards a sustainable and
responsible future relative to growth and
development. The city is intent on maintaining its
small town appeal and affordable lifestyle while
taking advantage of opportunities created by the
adjacent metropolitan area. In order to facilitate this
vision, the community has set forth the following
growth/development strategies:
GOAL A‐3 The city will annex properties
that provide an overall benefit to the
community and the city shall monitor
peripheral development to ensure
compatibility.
Policy A‐3(a) – The planning area boundary and
preferred growth alternative shall be utilized as
reference documents during consideration of
development proposals on the city’s periphery.
Policy A‐3(b) –The city shall monitor
development, subdivision and permit issuance
adjacent to its municipal limits and planning area
boundary. Coordination and communication with
Clay County and adjacent townships should be
established and maintained to ensure compatible
land use transitions.
To note, under Minnesota Statute §462.358 subd. 1a
cities have the authority to extend subdivision
regulations into adjacent unincorporated land. (2
miles) (otherwise known as extraterritorial (ET)
area). This allows cities the ability to issue
approvals on subdivision applications that will
ultimately have direct impacts on infrastructure
planning and municipal services in future years as
city boundaries are manipulated. The city of
Glyndon does not currently exercise this authority;
however, pursuant to Policy A‐3(b) above, the city
should be intimately aware of development
proposals, subdivision and land use approvals
immediately adjacent to municipal limits.

Policy A‐3(c) – The city should annex property
under the following mechanisms: (1) owner
petition or (2) pursuant to orderly annexation
statutes. The city should only annex properties that
are consistent with city growth intentions with
consideration given to social, fiscal and land use
impacts.
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Action A‐3(1) – The city should establish
administrative procedure(s) to ensure the city has
the ability and is afforded adequate time to provide
comments on land use, subdivision and permitting
within the statutorily defined 2 mile limits or a
circumference otherwise agreed upon between
applicable parties (ie. Townships & Clay County).
Action A‐3(2) – The city should establish
annexation criteria to ensure implementation of
key elements within this comprehensive plan.
Annexations should be considered based on the
ability of the city to provide services,
compatibility with the future land use plan and
preferred growth alternative and a determination
of the net fiscal impact to the community.

GOAL A‐4 The city will target core
investments/improvements and direct
development into areas were infrastructure
capacity exists.
Policy A‐4(a) – The future land use plan sets
forth a majority of the commercial, industrial and
redevelopment opportunities near or directly
adjacent to the TH 10 corridor. The community
has identified this section of the corridor as a
critical factor to the economic stability of the
community. In this regard, the city shall
encourage owner investment, infill development
and redevelopment in these locations.
Policy A‐4(b) – The city shall encourage mixed
uses and neighborhood commercial development
in locations as identified on the future land use
plan.
Policy A‐4(c) – Infill and redevelopment
proposals should be designed to improve the
functionality of land use and transportation
adjacent to TH 10. The city shall consider
building scale, massing, setbacks, relationship to
existing structures, public amenities, streetscape,
material use, ROW dedications and roadway
access. Additional consideration should be given
to whether the project will contribute to an
improved visual appearance of the corridor.
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Action A‐4(1) – Approve development
applications that are consistent with the future
land use plan and TH 10 Feasibility Study.
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Action A‐4(2) – Establish incentives to further
promote infill development, redevelopment,
mixed uses and corridor enhancements in areas
adjacent to TH 10.

Action A‐4(3) – Support the conversion of
single‐family residences to commercial or
industrial uses in areas as recommended within
the future land use plan and pursuant to
underlying zone districts.
Action A‐4(4) – Promote the rehabilitation or
redevelopment of dilapidated or vacant
structures.
Incentives may include a tiered fee schedule or
development fee waiver(s), engineering technical
assistance (site design), public/private
partnerships expedited approvals, density
bonuses, shared parking facilities, dimensional
standard modifications (ie. height, setback,
landscaping %, unit/lot square footage, etc).

Action A‐4(5) – Review, update and/or re‐write
the zoning ordinance and subdivision ordinance to
further facilitate the intent of the community vision.
This may include incorporating general design
requirements or other incentive concepts to
increase investment and redevelopment interest.

GOAL A‐5 The city shall strive to
improve the appearance and livability of
the community.

Policy A‐5(a) – The city shall pursue gateway,
streetscape and lighting improvements
(specifically to TH 10) to further enhance the
community appearance and improve business
accessibility to residents.
Policy A‐5(b) – The city shall pursue
partnerships with local businesses to retrofit
unattractive signs or permanently remove
unnecessary sign clutter.

Policy A‐5(c) – The city shall invest in gateway
monument signage to clearly communicate
arrival into city limits. The city should consider

making a statement with this entry signage to
accurately communicate the community’s
identity and brand to potential investors, clients,
residents or partners.

Policy A‐5(d) – New development or
rehabilitation projects should incorporate design
elements, technology and materials to improve
energy efficiency.

Action A‐5(1) – The city should pursue
streetscape, landscape and lighting
improvements as depicted within the TH 10
Feasibility Study.
Action A‐5(2) – As existing commercial signage
requires replacement, the city should encourage
business owners to implement signs that enhance
the appearance of the corridor and uphold the
city’s vision.

Action A‐5(3) – Establish and support public
right‐of‐way (ROW) clean up projects and
community improvement projects. The city may
wish to consider a coordinated neighborhood
clean up or ‘junk’ removal week each year. This
event could include the involvement of city staff
to assist in the removal of large items (ie.
vehicles, appliances, etc).
Action A‐5(4) – The city should take an active
role in reviewing, updating and enforcing
provisions of the code that are meant to preserve
the health, safety and wellness of community
residents.

HOUSING, PUBLIC FACILIITES &
DEMOGRAPHIC TRENDS. The city of
Glyndon acts as an extension of the Fargo‐Moorhead
metropolitan area and has informally established its
identity as a bedroom community. Furthermore, the
city has envisioned a future that promotes
affordable living (including low specials), a high
quality of life and a business climate that is friendly
and attractive to small niche commercial/industrial
enterprises.
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a) housing. As clearly represented in the
demographic data (see Figure 3.9, existing
housing stock) and household ownership
percentages the city of Glyndon provides
a one sided residential housing supply for
existing residents and potential new
residents. Per census data, approximately
67% of housing within city limits is
classified as ‘single family’ detached.

GOAL A‐6 Increase housing unit
diversity within new developments and
existing neighborhoods.
Policy A‐6(a) – The city shall promote projects
and new development which contain a variety of
unit types, styles, building heights, lot sizes,
materials, price points, rental rates and public
amenities.
Policy A‐6(b) – The city shall support
development proposals which accommodate
variations in housing stock.
Policy A‐6(c) – The city shall endeavor to
achieve a more balanced mixture of owner‐
occupied and rental occupied units within the
community.
Policy A‐6(b) – New residential development
or mixed use development should be consistent
with the intent of the future land use plan. The
city encourages development proposals to
consider land use compatibility and
opportunities for mixed use development (ie.
live/work units, vertical mixed uses or
intermingling of residential and commercial
uses).
Action A‐6(1) – Continue to monitor
community demographic information and
consider incentives or requirements to improve
housing stock diversity.

b) community facilities. Community
facilities and the availability of public
amenities are important quality of life
components which often times
differentiate desirable communities
from other communities. The city of
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Glyndon has an abundance of useable
parks and public open space for
activities and resident recreation,
especially considering the city is
relatively rural. However, two
significant recreational (and
educational) amenities are located in
close proximity and should be
considered important aspects of any
future marketing scheme. Buffalo River
State Park and the Regional Science
Center (although not located within city
limits) should be recognized as
community facilities and promoted as
such.

GOAL A‐7 Enhance the contextual
relationship with existing regional
recreational amenities that are located in
close proximity to city limits.
Policy A‐7(a) – The city shall actively promote
its proximity to Buffalo River State Park and the
Regional Science Center.
Policy A‐7(b) – Consider infrastructure
improvements to enhance connectivity between
the city and regional recreational amenities;
specifically, for pedestrians, bicyclists or other
non‐motorized transportation (ie. cross country
skiing, snowshoeing).
Buffalo River State Park is located approximately
eight (8) miles from Glyndon via Trunk Highway
10. A secondary route (trail, multi‐use path, etc)
utilizing township road right‐of‐way could be
established along 12th Avenue South to 145th
Street South. This alignment would be
approximately 5‐6 miles in length and could
significantly enhance the availability of this
regional recreational amenity for residents and
visitors. Access into the park (location,
connections, etc) should be considered with any
recreation/trail improvement (see chapter on
transportation for additional information on
trails and mobility).
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Action A‐7(1) – Pursue recreational grant
funding, as available, to improve accessibility to
regional facilities for residents and visitors.
Action A‐7(2) – Promote these facilities within
future marketing strategies; inclusive of use
within a city website (see additional information
on website development under ‘economic
development’, below).

c)

school district and facility expansion.
As the DGF School District addresses
increased enrollment numbers in
upcoming years the city of Glyndon
should pay particular attention to
district facility master planning efforts.
Per the community overview (Ch. 1)
and data analysis (Ch. 3) the presence of
the school district within the community
has helped facilitate community
development/growth while also
enhancing the overall attractiveness
(from an economic development
perspective) of the city. Additional
district expansion and/or investment
within city limits should be supported
by the community.
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Action A‐8(2) – The city shall take necessary
steps to attract school district expansion within
city limits; which may include, subsidized or
access to city engineering services, expedited
permitting, fee waivers or other incentives as
determined appropriate.
d) census data. Demographic data
presented within Chapter 3 (Data
Analysis) is based on census data
collected in 2000 and previous decennial
census data. Although census data is
relatively general and non‐descript this
information does establish a foundation
in which community projections and
assumptions can be contrasted.
To note, 2010 census population data
will become available in December 2010
(apportionment counts delivered to
President) and other data should
become available no later than March
2011.

GOAL A‐8 Facilitate school district

GOAL A‐9 Maintain an updated

expansion and investment within city
boundaries.

community profile.

Policy A‐8(a) – Support, encourage and pursue
school district expansion/ investment within city
limits.

Policy A‐8(b) – Work cooperatively with the
school district to identify needs and define
strategies to improve/increase levels of service.
Policy A‐8(c) – Support safe route to school
(SRTS) initiatives and associated infrastructure
improvements to improve accessibility and safety
for school kids, parents, staff and residents.
Action A‐8(1) – The city shall closely monitor
district enrollment and expansion needs. As the
school district initiates a process to establish a
facility master plan, the city shall participate and
lobby, as appropriate.

Policy A‐9(a) – The city shall periodically re‐
visit and update demographic data within the
community profile to ensure changing patterns
and conditions are identified and considered.

ECONOMIC DEVELOPMENT. Per the
economic overview introduced within Chapter 3
(Data Analysis) the city of Glyndon and its residents
depend on the greater metropolitan area for a
majority of its goods, services and employment.
During the process of drafting the comprehensive
plan update, the community represented that
commercial development, specifically adjacent to
TH 10, is critical and supported by the community.
This comprehensive plan has been drafted to
establish foundation elements to help encourage
city of Glyndon Comprehensive Plan
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à

à

à

Future Land Use Plan. The future
land use plan (see Exhibit 4.2) has
been expressly developed to allow,
and more importantly, to encourage,
infill and redevelopment projects
adjacent to the TH 10 corridor.
Growth Area Plans. Growth area
plans and associated land use
dynamics have been drafted to
promote a justifiable transition
between residential and
commercial/industrial uses.
Transportation Plan. The 2035
transportation network (see Exhibit
4.4) has been developed to
accommodate safe and efficient
vehicular movements to
commercial/industrial locations
(inclusive of existing uses and future
growth locations). This includes a
coordinated and connected network
of local, collector and arterial
roadways.

A coordinated future land use plan and
transportation network plan are principle
elements of an effective economic development
strategy. Other important considerations are
outlined below:

GOAL A‐10 The city will contain a
balance of businesses and industrial
enterprises that provide services and
goods for local residents and regional
interests.
Policy A‐10(a) – The city supports the
development of a ‘full service’ business
community.

Action A‐10(1) – The city shall support and
encourage land use approvals/development
permits for uses that diversify the community’s
commercial/industrial mix.

GOAL A‐11 The city will retain, grow
and support local businesses.
Policy A‐11(a) – The city recognizes the
importance of small businesses within Glyndon
and shall work to attract and support new
independent local businesses.
Policy A‐11(b) – The city shall actively recruit
small business, niche commercial/industrial
enterprises and encourage local
entrepreneurship.
Policy A‐11(c) – The city shall continue to
support the issuance of conditional use permits
for home occupation uses within residential
districts that are consistent with code
requirements.
Policy A‐11(d) – Promote infill development,
redevelopment, mixed uses and corridor
enhancements in areas adjacent to TH 10 (see
Policy A‐4(2) for additional information).
Proposed drive‐thru businesses adjacent to TH 10
should be closely evaluated for consistency with
the city Comprehensive Plan, and if necessary,
limited on TH 10.
Action A‐11(1) – Target infrastructure
improvements (ie. transportation, utility capacity,
etc) to improve the desirability of locating
businesses within Glyndon and adjacent to TH
10.
Action A‐11(2) – Maintain an inventory of
developable property that is suitable for
economic development purposes.
Action A‐11(3) – Invest and develop a fully
functional city website (inclusive of development
of a city logo) that is regularly updated and
monitored by city staff. The city should consider
incorporating the following elements, in addition
to the traditional features of a city website:
a)

city council, planning commission and
board of adjustment agendas, packets and
minutes. These items should be available
city of Glyndon Comprehensive Plan
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b)

c)

d)
e)

f)

g)

to residents and interested parties prior to
scheduled meetings;
public notice listserv that distributes
agenda’s and other important city
information to residents via email (this
service allows residents the ability to sign
up and/or remove their name, as
applicable;
discussion regarding development trends,
growth projections and available
residential and commercial property.
Information on residential and commercial
property should be general in nature and
merely direct potential clients to the
proper contact.
PDF versions of the City Comprehensive
Plan and TH 10 Feasibility Study;
PDF version of the city code, including
subdivision and zoning ordinances
(zoning map);
PDF versions of digital flood plain maps
for properties within municipal limits
(following certification and as they
become available);
Efficient and operable outbound links to
other local government or agency websites
(ie. Clay County).

TRANSPORTATION. In order to facilitate an
efficient and effective transportation network into
the future the city should actively work to
coordinate land use and transportation decision
making.
GOAL A‐12 The city will provide safe
and efficient travel on all public streets.
Policy A‐12(a) – The city shall approve
development applications and administer
decisions that are consistent with
recommendations set forth within the TH 10
Feasibility Study and 2035 Transportation
Network.
Policy A‐12(b) – The city shall consider
transportation decisions with due consideration
given to impacts on adjacent land uses,
neighborhoods and future growth. In sum, the
city should critically analyze factors such as:
a)

proposed access locations (how is traffic
circulation impacted, is there adequate
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b)

c)

d)

e)

f)

separation between driveway cuts, is the
plan consistent with recommendations
with the TH 10 Feasibility Study, etc);
Does the transportation decision facilitate
connectivity to existing roadways? Is
adequate ROW available? Are public
access easements needed?;
How does platting or permit approval
affect future access and mobility of
adjacent properties that may develop or
redevelop in subsequent years?;
How could the decision affect existing
(adjacent) land uses or planned uses as set
forth within the Future Land Use Plan?
Is adequate capacity available to handle
proposed traffic impacts or does the
development and/or city need to mitigate
certain impacts that will be realized upon
project implementation?
Other considerations?

GOAL A‐13 The city shall coordinate
the necessary inter‐jurisdictional
interaction to ensure implementation of
the access management plan (ie. TH 10
Feasibility Study.

Action A‐13(1) – Coordinate development
permit reviews with Mn/DOT staff for any
property with proposed access or existing access
onto TH 10.
Action A‐13(2) – The city shall work with
Mn/DOT in a coordinated manner to ensure local
needs/objectives are balanced appropriately with
regional travel needs.

a) roadway capacity. Given the anticipated
growth discussed previously within this
chapter, capacity issues for Glyndon’s
local roadway network are not
anticipated prior to 2035. According to
traffic count data presented within
Chapter 3, Parke Avenue is currently
the most heavily traveled local roadway.
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This roadway travels the length of the
city (north/south), abuts school district
property (elementary and high school)
and intersects with TH 10 where the
only traffic signal exists within
municipal limits. Based on existing
count data and roadway classifications,
vehicle trips on Parke Avenue would
have to double before capacity issues
are realized by the city. Projected 2035
population estimates and growth
scenarios will not generate enough trips
to cause capacity or operational issues.
In sum, the city budget should not be
encumbered with road widening (or
general capacity) projects under the
2035 planning horizon.
However, capacity issues at specific
intersections (and for specific turn
movements) may be possible. The level
of service at the Parke Ave/TH 10
intersection will deteriorate as the city’s
population grows and as TH 10
vehicular volumes increase. Currently,
the northbound left‐turn movement at
this intersection averages eight‐six (86)
vehicles during the a.m. peak hour and
fifty (50) vehicles in the p.m. peak hour.
By 2035, these turn movement peak
hour volumes are expected to reach 180
vehicles in the a.m. peak and over 200
vehicles during the p.m. peak hour.
Contributing to this issue, as the amount
of traffic on TH 10 increases turn
movements from other side streets onto
the highway will become extremely
difficult. This will ultimately produce
additional trips and turn movements at
the Parke Ave/TH 10 signalized
intersection. Additional traffic count
data is available within the TH 10
Feasibility Study for other less
used/impacted side street intersections.
Action A‐14(1) – The city should consider
striping a northbound left‐turn lane on Park
Avenue (south of TH 10).
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b) functional classification. Functional
classification is utilized to prioritize and
design roadways based on their
intended operating characteristics.
Typically, four (4) roadway
classifications are recognized, as
follows:
à

à

à

local roads. These roadways are
designed to primarily provide access
to adjacent properties. Posted speed
limits are generally less than other
classifications due to the increased
frequency of intersecting driveways
and access points. Traffic volumes
(and thus pavement width) tend to be
less than other functional
classifications. A majority (62%) of
roadways within Glyndon city limits
operate as local roads.
collectors. Collectors are designed to
collect traffic from multiple local
roads and ultimately distribute these
trips to a roadway of greater
significance. Roads designated as
collectors carry more traffic therefore
the frequency of driveway cuts and
access control are important
considerations. In urban areas,
collectors tend to accommodate a
continuous two‐way left turn lane or
left turn bays at intersections. Parke
Avenue currently functions as a
collector as it handles a majority of
local trips associated with TH 10
(inbound or outbound).
minor arterials. Minor arterial
roadways are generally facilities
reserved for through trips of one (1)
mile or more. Multiple lanes in one
direction are common as these
roadways generally handle
substantial trip volumes. Access to
individual properties is restricted and
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à

posted speed limits can be 40 mph or
greater.
principle arterials. Principle arterials
are continuous roadway corridors that
accommodate long distance vehicular
movements. Principle arterials are
used to connect cities, transfer goods
between economies and often function
as inter‐state transportation corridors.
Access to these facilities is highly
restrictive and posted speed limits
generally exceed 45 mph. U.S.
Highway 10 through Glyndon is
identified as a principle arterial per
the Minnesota Department of
Transportation (Mn/DOT).

The use of the functional classification
system is also linked to transportation
funding. The federal and state
governments provide transportation
funding assistance to local governments
for roadways classified as collectors,
minor arterials and principle arterials.
Within the metropolitan planning area the
designated metropolitan planning
organization (MPO) determines the
functional classification in cooperation
with local governments. However, since
the city of Glyndon maintains a
population less than 5,000 individuals the
city does not have direct access to federal
or state transportation funding assistance.
Any project within the municipal limits of
Glyndon would need to be sponsored by
Clay County in order to facilitate access to
federal transportation funds.
Although the city does not have direct
access to federal transportation funds,
establishing a functional classification
system provides other benefits. This
system sets forth ROW, access standards
and intersection spacing guidelines for
each designation which helps ensure
roadway corridors operate as designed
and in certain circumstances have the
ability to accommodate future growth.
Exhibit 4.4 represents the Existing
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Transportation Network and Functional
Class for roadways within Glyndon city
limits. Figure 4.4 (below) is based on
existing roadway characteristics and
classifications. Exhibit 4.5 represents the
proposed 2035 Transportation Network
and Functional Class for Glyndon.
Proposed Future Functional Class Network (2035
Distribution)
Functional Class

Miles

%

Federal
Guidelines

Local

10.12

70

65%‐85%

Collector

1.57

11

5%‐10%

All Arterials

2.83

19

15%‐25%

Principal Arterials

1.42

10

5%‐10%

Figure 4.4, 2035 Functional Class Network

c)

elements of the 2035 transportation plan.
The 2035 Transportation Network
represents a long term vision for road
connectivity and roadway hierarchy
within the city of Glyndon.
à

à

andrews avenue. Presently, Andrews
Avenue does not exist south of 2nd
Street. Pursuant to the TH 10
Feasibility Study, this roadway would
function as a full movement
intersection at TH 10. The 2035
transportation plan also includes the
extension of this roadway to 7th Street
South to improve connectivity and
accommodate adjacent developable
acreage. It is important to note that
the extension of Andrews Avenue
north of TH 10 requires ROW
dedication or acquisition. Under this
premise, the city should keep Lund
Avenue available as a possible
secondary alignment alternative.
rail crossings. The extension of
Andrews Avenue south of 2nd Street
would necessitate another at‐grade
rail crossing within city limits. The
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Exhibit 4.4, Existing Transportation Network and Functional Class
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Exhibit 4.5, 2035 Transportation Network & Functional Class
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à

à

à

likelihood of adding an additional rail
crossings is improbable; therefore, the
city may wish to consider trading the
at‐grade crossing at Partridge Avenue
to allow a crossing at Andrews
Avenue. Other considerations include
establishing a grade separated
crossing at CSAH 17 or Andrews
Avenue and utilizing the Partridge
Avenue at‐grade crossing as bartering
leverage. Grade separated crossings
are further detailed in subsequent
sections of this chapter (see pg. 39).
7th Street South. This roadway
currently terminates immediately
west of the school district campus. As
outlined in the preferred growth
alternative acreage bounded by CSAH
17, 12th Avenue South and 7th Street
South is considered priority acreage
for future development. Unless
development occurs, there does not
appear to be any significant traffic
operation advantage to constructing
this roadway. Parke Avenue is
capable of adequately handling
existing/projected volumes and trips
utilizing 7th Street to access TH 10 will
be drawn to the Parke Avenue signal
as TH 10 volumes continue to
increase. Further, as TH 10 volumes
increase left turn movements at CSAH
17/TH 10 will experience reduced
levels of service.
backage road (north of TH 10). To
facilitate sufficient and safe access to
existing commercial properties and
future growth areas north of TH 10
the 2035 transportation plan identifies
a backage road parallel to TH 10. This
facility will function as a collector and
distribute trips to full movement
intersections including the signalized
Parke Ave intersection.
Frontage road (Lund Ave to
Stockwood Ave). The 2035
Transportation Network identifies a
potential frontage road connection to
Stockwood Ave (north side of TH 10)
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to facilitate access between businesses
and full movement intersections.
d) access management. Subdivision and
zoning regulations were adopted by the
city of Glyndon in 1974 (see Action A‐
2(1)). These documents do not incorporate
any requirements or guidelines relative to
access management. In 2008, Mn/DOT
updated its access management guidelines
and these guidelines should be utilized by
the city of Glyndon as framework
principles as development
applications/land use permits are
considered. Figure 4.5 summarizes the
applicable access management guidelines.
Recommended Access Spacing Guidelines
Primary
Conditional
Functional
Signal
Full Mvt
Secondary
Class
Spacing
Intersection Intersection
Principal Arterials

½ mile

¼ mile

½ mile

Minor Arterials

¼ mile

1/8 mile

¼ mile

Collectors

1/8 mile

N/A

¼ mile

Local

No requirements

N/A

Figure 4.5, Access Spacing Guidelines (recommended)

e) right‐of‐way (ROW) preservation. The
preservation of adequate right‐of‐way is
an important consideration for the city of
Glyndon relative to the 2035
transportation plan and TH 10 Feasibility
Study. ROW dedications, access
easements and access closures should be
pursued as opportunities arise in order to
facilitate implementation of these plans.
Existing subdivision regulations set forth
minimum right‐of‐way dedication
requirements for new subdivisions, which
range from fifty (50) feet [marginal access]
to eighty (80) feet [arterial]. Although
these ROW standards are not consistent
with adopted metropolitan ROW
guidelines, these widths should
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GOAL A‐15 The city shall support
convenient, connected and efficient
transportation facilities which includes the
preservation of TH corridor functionality.

Policy A‐15(a)‐ The city shall require ROW
dedications, easement dedication or other
dedications as determined necessary in order to
facilitate implementation of identified TH 10
improvements and/or elements of the 2035
Transportation Network.
Policy A‐15(b) – The city shall utilize access
spacing guidelines as set forth within this
Comprehensive Plan to ensure efficient traffic
operations are preserved on roadways.
Policy A‐15(c) – The city shall support the
removal of the at‐grade Partridge Avenue rail
crossing to facilitate one of the following
alternatives: (1) at‐grade crossing at Andrews
Avenue; (2) grade separated crossing at CSAH
17; (3) grade separated crossing at Andrews
Avenue.

Action A‐15(1) – The city shall require ROW
dedications concurrent with subdivisions, land
use applications, development permits,
annexation petitions, building permits or any
appropriate city process to ensure all necessary
ROW is secured for future improvements and/or
roadways.
Action A‐15(2) ‐ The city should consider
formally adopting access management guidelines
for inclusion within existing subdivision/zoning
ordinances or include this element during the
process to update these documents in subsequent
years.
Action A‐15(3) – Pursue re‐location of at‐grade
crossing (Partridge Avenue) to Andrews Avenue
as future development necessitates or utilize rail
crossing closure (value) to offset some costs
associated with a grade separated crossing on
CSAH 17 (see additional info under section (f)).

f)
Policy A‐15(d) – Shared access and shared
parking facilities (joint facilities) shall be
encouraged by the city. Existing zoning
regulations do not explicitly allow the use of
these concepts and may necessitate revisions.
To note, these concepts also align with other
goals, policies and actions within the
Comprehensive Plan which encourage infill,
redevelopment and growth adjacent to the TH 10
corridor.

Policy A‐15(e) – The city shall work with
Mn/DOT to implement speed limit transitions
into municipal limits, in accordance with
recommendations within the TH 10 Feasibility
Study.

Policy A‐15(f) – The city shall require platted
ROW or easements to allow future transportation
connections to areas that may accommodate
future development. The city shall encourage
roadway and transportation facility connectivity.

the railroad. Since the city of Glyndon
incorporated, the railway has
contributed to the economic growth and
prosperity of this area. The Staples
Subdivision of the BNSF railway carries
between 50 and 70 trains per day which
presents some challenges for the
community. Train whistle noise has
been identified as a significant issue and
a deterrent to future residential growth
within municipal limits. Additional
issues include impeded north/south
bound vehicular movements and the
separation of emergency response
apparatus from residents/businesses on
the south side of the rail tracks.
à

implementing a train whistle quite
zone (QZ). In 2006, the Federal
Railroad Administration (FRA)
finalized a rule that allows train
whistle quite zones if associated rail
crossings can be improved (through
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supplemental safety measures) to a
safety standard of equal or greater
quality (compared to existing).
Through research, the FRA
established a quantitative measure of
the additional level of safety provided
by various safety measures such as
the installation of additional crossing
gates, traffic channelization devices
and crossing closures. Using this
quantitative measure proposed safety
improvements can be distilled to
determine whether adequate risk
reduction is achieved.
There are three (3) active at‐grade
road/rail crossings within city limits,
all of which are operated by BNSF.
These include:
Parke Ave: DOT # BN‐062920X (M.P.
248.83); Partridge Ave: DOT # BN‐
062909X (M.P. 248.76) and CSAH 17:
DOT # BN‐062911Y (M.P. 249.25).
In addition to these crossings the
Glyndon‐Borup Subdivision crosses
Parke Avenue (150 ft north of Staples
crossing) to access the elevator. Use of
this crossing is infrequent; thus, the
U.S. DOT inventory indicates an
average of 0.0 trains per day.
Metro COG has produced a detailed
memorandum (attached as Appendix
B_1) which discusses the intricacies of
establishing a quiet zone. Further, the
memorandum sets forth the process
which the city should follow to
address this issue and sample
correspondence to initiate the process.
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Policy A‐16(a) – The city shall budget funds
and encumber local funds (or grant dollars) to
complete required rail crossing improvements
per diagnostic team (BNSF, city of Glyndon,
FRA) recommendations.

Policy A‐16(b) – The city shall reference
information within Appendix B_1 to guide the
quite zone implementation process.

Action A‐16(1) – The city shall coordinate with
BNSF to review crossings and establish cost
estimates for anticipated crossing work (all work
completed within railroad ROW is completed by
BNSF and billed to the city).
Action A‐16(2) – Establish council consensus
and issue initiation letter to BNSF thereby
formalizing the city’s intent to establish a quiet
zone.

Action A‐16(3) – Identify funding for SSM’s
and engineering.

g) emergency response. The city of
Glyndon has allowed development
south of the BNSF rail line which creates
a significant emergency access issue for
these properties/residents. In addition,
growth areas have been identified south
of the railroad tracks which the
community would support as locations
for future development. Based on these
elements the Comprehensive Plan sets
forth three (3) potential solutions for city
consideration:
à

GOAL A‐16 The city shall actively
pursue implementation of a train whistle
quite zone which includes the crossings at
CSAH 17, Parke Avenue and Partridge
Avenue.

grade separated crossing. From a
transportation planning/engineering
perspective the only solution that
allows unencumbered access to
properties south of the rail within
municipal limits is a grade separated
crossing. This option is an expensive
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proposition and would cost several
million dollars. If funding were
identified, the most likely location for
a grade separated crossing would be
CSAH 17 based on the following:
(1) minimal adjacent development;
(2) no spur lines;
(3) no intersecting roadways within
¼ mile of the crossing;
(4) ADT counts on CSAH 17 will
continue to increase under the
2035 planning horizon;
(5) CSAH 17 is an important truck
hauling route for this
agricultural region (economics);
(6) potential opportunity to use
CSAH designation to access
additional transportation funds.
There are two businesses
immediately north of the railroad
tracks which have primary access
onto CSAH 17. The city would need
to identify an alternative access
point or rebuilt the access onto
CSAH 17.
As previously noted in this chapter,
Andrews Avenue would be an
alternative location for a grade
separated crossing. The rail bed is
slightly higher at this location as the
tracks begin to elevate towards
Hawley which could potentially
reduce project costs. However, the
benefits identified above for the
CSAH 17 crossing significantly
outweigh any benefits that may be
realized from an Andrews Avenue
grade separated crossing.
à

non‐engineering solutions. There are
two other non‐engineering based
solutions that warrant city
consideration; both of which are less
of a financial overture. As the city of
Glyndon continues to grow so will the
city of Moorhead and city of Dilworth.
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According to growth plans and utility
expansion plans for both cities a large
percentage of future growth will
eventually occur adjacent to the 12th
Avenue South corridor. Assuming
development from Moorhead and
Dilworth continues to advance
eastward the city of Glyndon could
consider contracting emergency
services (or portions thereof) with an
adjacent municipality. Presently,
response time from either of these
entities would be unacceptably long
as access would be provided via 28th
Avenue South (CSAH 14). However,
long term transportation plans
identify the extension of 12th Avenue
South from Moorhead municipal
limits which could improve
connectivity to the southern extent of
Glyndon.
A second possibility involves the city
of Glyndon establishing a fire hall on
the south side of the tracks. This
concept has numerous inefficiencies
(ie. duplicative equipment, costs,
personnel availability/access, building
construction/maintenance costs, etc)
and would only provide
unencumbered fire protection. Other
emergency service issues (such as
police and medical) would not be
addressed under this concept.
GOAL A‐17 The city shall provide
accessible, adequate and efficient
emergency services for all residents and
businesses.

Policy A‐17(a) – As the city expands and
experiences development pressure in identified
growth areas; due consideration should be given
to the availability and accessibility of emergency
service operations.
city of Glyndon Comprehensive Plan

40

Action A‐17(1) – The city should take an active
role in discussing emergency service issues;
especially, as future development projects
become reality. The city should spend time
planning and programming necessary resources
in order to ensure adequate emergency services
(accessibility) is available to all
property/residents within city limits.

Action A‐17(2) – The city should complete a
detailed planning level assessment of
opportunities, issues and costs associated with
each potential solution.

h) bicycle and pedestrian movements.
Although community feedback on
existing pedestrian amenities and/or
interest in the development of new
infrastructure was limited during public
input opportunities; it appears the
community is supportive of improving
this aspect of the transportation system
within Glyndon.
As previously noted within Chapter 3
(Data Analysis) a majority of local
streets in Glyndon carry low traffic
volumes and therefore
pedestrians/bicyclists are comfortable
(and often prefer) using the paved
roadway surface. However, the
community felt strongly that
pedestrian/bicycle improvements, at
minimum, should be incorporated on
roadways with high traffic volumes (ie.
Parke Ave and TH 10).

GOAL A‐18 The city shall strive to
provide safe, efficient and connective
bicycle/pedestrian infrastructure.

Policy A‐18(a) – The city shall work to provide
(identify, design & incorporate) separate
bicycle/pedestrian facilities on roadways with
significant ADT volumes. Presently, these
roadways include TH 10 and Parke Avenue.
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Policy A‐18(b) – New development or
redevelopment projects should be cognizant of
bicycle and pedestrian facilities; and
include/accommodate these facilities within site
design.
Action A‐18(1) – Existing subdivision and
zoning ordinances require
sidewalks/pedestrian/bicycle facilities at the
discretion of the designated city engineer. The
city should consider ordinance amendments to
specifically set forth city intentions versus
maintaining subjectivity/discretion in this regard.
Based on community input and consistent with
industry standards as set forth within the
Institute of Transportation Engineers
(Neighborhood Street Design Guidelines), the
city should consider the implementing the
following recommendation:
(a) require sidewalks on both sides of the
street for subdivisions, new development
or redevelopment/infill projects. However,
the city recognizes transportation patterns
within the city and understands this
infrastructure is not always necessary in
the required location. Thus, the city would
allow a fee in lieu (non‐regulatory) with
collected funds encumbered for more
pertinent pedestrian/bicycle
improvements within city limits. The city
should give specific consideration to the
balance between sidewalk installation
costs and any established fee in lieu (linear
foot) standard.
Other options for consideration include:
(b) require sidewalks on both sides of the
street (new subdivisions) or on any
frontage that abuts a public roadway
(redevelopment/infill projects).
(c) require sidewalks on one side of the street
for subdivisions, new development or
redevelopment/infill projects.
(d) requirements are left negotiable and
ultimately determined by council.
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Parke Avenue is classified as a collector
roadway and traffic volumes on this
corridor are beginning to become a
source of concern relative to
bicycle/pedestrian safety. School district
facilities (classrooms and athletic fields),
TH 10 and locations of residential
housing are the primary generators of
bicycle/pedestrian movements in this
area. In 2009, Metro COG completed a
Pedestrian Safety plan for Parke Avenue
which identified pedestrian safety
improvements and a preferred design
recommendation for this segment of
roadway. According to the plan, Clay
County anticipates available funding in
2012 to complete the estimated $234,000
project. The following represents key
recommendations within the study:
(1) curb/gutter installation along west
side of Parke Avenue (adjacent to
school district property);
(2) underground utilities to allow
additional parking (see
infrastructure goals, policies and
actions for additional information,
pg. 47);
(3) install new roadway lighting;
(4) install new sidewalks (4.5’ to 6’
width) further towards school
district property to accommodate
increased length on diagonal
parking bays;
(5) install curb extension on the west
side of Parke Avenue to define
parking areas and improve
visibility of pedestrians crossing
Park Avenue;
(6) sign and enforce parking
requirements. The west side of
Parke Avenue should be signed as
visitor parking from 8 a.m. to 5
p.m. and staff should be required
to park in designated staff
parking areas.
Exhibit 4.5 represents the existing and
proposed bicycle/pedestrian network
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within the city of Glyndon under the
2035 planning horizon. The map
outlines existing facilities and identifies
alignments (and facility)
recommendations for city consideration.
Additional aspects of the
bicycle/pedestrian network are outlined
below in greater detail:
à

à

à

7th street/parke avenue intersection.
As vehicular and pedestrian volumes
increase on these roadways the city
should pay specific attention to this
intersection to ensure roadway
crossings are safe for
bicyclists/pedestrians. Volumes will
continue to increase on Parke Avenue
and 7th Street in subsequent years and
any extension of 7th Street (to CSAH
17) will further increase trip counts.
parke avenue sidewalks. For a
majority of the Parke Avenue
roadway length between 7th St. S and
TH 10 sidewalks are available.
However, there are numerous
locations where sidewalks disappear
into gravel parking lots or are non‐
existent. Other sidewalks within city
limits exhibit similar qualities.
Additionally, north of TH 10
sidewalks are non‐existent between 1st
Street NE and TH 10. Future sidewalk
improvements on the west side of
Parke Avenue would accommodate
residential housing in this area and
bicycle/pedestrian movements at the
signalized Parke Ave/TH 10
intersection.
sidewalk condition. There is a large
percentage of existing sidewalk
infrastructure within city limits that is
need of repair and regular
maintenance. Further, certain
segments of this infrastructure
appears non‐compliant with
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Exhibit 4.5, Proposed Bicycle & Pedestrian Network
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American Disability Act (ADA)
requirements. The city should consider
annual budget appropriations to
incrementally upgrade this infrastructure.

GOAL A‐19 The city shall support
investment in transportation facilities for
all modes of travel.
Policy A‐19(a) – The city shall reserve adequate
ROW for bicycle/pedestrian facilities as
applicable and as opportunities become available
through development applications, annexation
petitions, subdivisions or replats.

Policy A‐19(b) – As funds (or grants) become
available, the city should work to implement
recommendations from the 2009 Pedestrian
Safety Plan (Parke Avenue).
Policy A‐19(c) – The city should be cognizant
of trip volumes on local roadways and pedestrian
patterns in order to commence crosswalk striping
and other safety improvements at appropriate
times.

Policy A‐19(d) – The city shall implement a
maintenance strategy that annually outlines
improvements/upgrades to pedestrian/bicycle
infrastructure network (ie. sidewalks, transitions,
clear zones, crosswalks, signage and other
issues).

i)

regional recreational amenities, trails
& mobility. Through the course of this
comprehensive plan update the
community has expressed a desire for
improved connections to regional
recreational opportunities. Buffalo River
State Park is located eight (8) miles
miles east of Glyndon and offers twelve
(12) miles of hiking trails, six (6) miles of
cross country trails, snowshoeing,
fishing, golfing, picnic areas and
camping.
As noted within the community
facilities section of this chapter,
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connecting the city of Glyndon to the
park via a shared‐use path could
provide residents with direct access to
an excellent recreational resource.
Additionally, the presence of this trail
connection would attract visitors to the
city and could be utilized as an
economic development strategy. See
goals, policies and actions as set forth
within Housing, Demographics and
Community Facilities (pg. 29).
Recently, the Minnesota Department of
Natural Resources completed a
planning study regarding possible
alignments for a trail that would
connect the Fargo‐Moorhead
metropolitan area to the Heartland Trail
(Park Rapids, MN). Information
regarding public input meetings,
construction timeframes and other
relevant planning details has not been
identified. However, the city should
closely follow any developments related
to the alignment of this trail. Glyndon
has a number of opportunities that
should be considered respective to the
final placement of the trail, as follows:
à

buffalo river state park. If the city is
able to finalize a trail/shared‐use path
connection to Buffalo River State Park,
this alignment could be utilized to
funnel Heartland Trail users through
a regional recreational facility (BRSP)
and eventually through city limits as
individuals travel westbound. If
pursued, the city should consider
investments in trailhead
infrastructure, such as: accessible
parking, trail signage, TH 10
wayfinding signage (ie. directional
signage for highway motorists), etc.
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à

abandoned railroad beds. The
Glyndon to Felton rail line that
previously provided rail access to the
city of Felton has been abandoned and
no longer functions. This alignment
could be utilized to facilitate
pedestrian/bicycle movement directly
through the western portion of the
city (adjacent to TH 10). This would
provide an opportunity for the city to
connect the core commercial area.

CITY OF GLYNDON MN
2010 COMPREHENSIVE PLAN

PLANNING FOR THE FUTURE

exists within potable water
infrastructure to handle existing use
and programmed future use.
However, the city should continue
to monitor the following:
à

See Goal A‐7 (pg. 29) and associated
policies/actions.

Policy A‐20(a) – The city shall maintain
communication with the MN DNR regarding the
alignment of any Heartland Trail extension.
Action A‐20(1) – The city should consider
issuing formal correspondence to the MN DNR
(at the appropriate time) to clearly communicate
the city’s interest in accepting a portion of the
trail alignment through city limits.
Action A‐20(2) – The city should consider
investments in trailhead infrastructure to
facilitate bicycle/pedestrian activity on a trail
connection to Buffalo River State Park.

INFRASTRUCTURE. Potable water, sanitary
sewer and storm sewer infrastructure within city
limits is in relatively good condition with
adequate capacity available (pending some
improvements) to accommodate existing needs
and future growth. Capacity limits within utility
infrastructure is a critical factor in attracting
growth/development/redevelopment and the city
should remain cognizant of the functional aspects
of these systems.
a) potable water. The treatment facility
brought on line by the city in 2003 has a
capacity threshold at 375,000 gallons per
day (G/D); with current peak demand
(summer months) at 200,000 g/d.
Storage capacity is capped at 150,000
gallons. It is evident adequate capacity

à

water pressure/storage. New
development and subdivisions that
occur on the periphery of existing
development will continue to
experience low water pressure;
specifically, residents on the south
side of the railroad tracks. As main
lines extend further distances from the
city’s water tower head pressure
continues to decrease. In this regard,
the city should ensure completion of
the water model and utilize output
data to accurately mitigate pressure
issues within future development
proposals (and existing issues).
Considerations may include:
increasing the storage capacity and/or
height of the tower to ensure adequate
potable water pressure for daily use
and fire flow.
peak usage. Peak potable water
demand within Glyndon is during
summer months when lawn irrigation
practices and other activities consume
additional resources. The city
maintains a small treatment facility
and wasted potable water is a
precious commodity. To preserve its
resources, the city should consider
adopting conservation practices to
reduce and/or maintain the existing
peak demand.

b) wastewater (sanitary sewer) treatment.
Based on an existing threshold of
159,500 g/d this system should have
adequate capacity to handle existing use
and anticipated future development.
However, the city has outdated sewer
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infrastructure which has facilitated
inflow and infiltration issues during wet
cycles. In sum, ground water is seeping
into the clay sewer mains and adding
additional (significant) inflow is the
direct result, often causing the facility to
function at full capacity. The city has
initiated the process to replace and re‐
line problem areas as identified through
televising. The city believes capacity
will be restored upon replacement and
rehabilitation of this system. In addition,
the city should continue to address the
following system issues:
à

à

à

phosphorus. As previously described,
the city is exceeding state regulated
phosphorus discharge limits and a
point source has not been definitively
acknowledged. In all likelihood, a
majority of the issue relates to
adjacent agricultural uses and
household detergents. To address the
issue the city will either need to treat
the issue chemically (budgetary
consideration) or pursue public
policies that may help reduce/limit the
issue.
system infrastructure improvements.
A number of wastewater
infrastructure improvements will be
necessary under the 2035 planning
horizon. These improvements are
inclusive of the following: riprap/bank
stabilization, 10th Street South lift
station improvements, sludge
dredging (lagoons) and continued
sewer main replacement/re‐lining.
The city shall continue to plan
accordingly within the municipal
budget to address these issues in a
timely and efficient manner.
capacity & future development.
Pursuant to information presented by
the city engineer there is adequate
capacity available on the north side of
TH 10 for future development. An
additional lift station will be
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necessary. However, based on present
capacity projections it does not appear
sewer main upgrades (pipe size) need to
be coordinated with TH 10 roadway
improvements.
c)

storm water management. Storm water
and runoff within city limits is handled
via surface ditches and culverts. Few
roadways (other than some newly
constructed roads) have curb/gutter or
underground storm sewers. Pursuant to
the existing subdivision regulations this
infrastructure is not mandatory unless
otherwise required by the city engineer.
The city has received comments (during
the 2009 flood and during public input
opportunities for the Comprehensive
Plan) suggesting a considerable need for
surface drainage improvements. The
city has taken preliminary steps to
improve certain areas. The city should
continue the process of identifying and
mitigating problem areas and consider
curb/gutter and other drainage related
infrastructure requirements within its
subdivision ordinance. Other
considerations are outlined below:
à

overland flooding. Historically the
city of Glyndon has experienced a
majority of its water related issues as a
result of overland flooding (water
from the east moving toward the
Buffalo River and legal drains). The
city should continue work with the
designated city engineer to secure
easements adjacent to municipal
limits (eastern boundary) to allow
construction of overland flood
protection infrastructure.

d) other utilities. Electrical service within
city limits is provided by Xcel Energy.
Overhead lines via utility poles provide
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a majority of this service to residents
and businesses. These poles and lines
are visible adjacent to roadway ROW
and represent a significant aesthetic
issue for the city.

GOAL A‐21 The city shall continue to
provide existing neighborhoods /
businesses and new development with
access to adequate public services.

Policy A‐21(a) – The city shall work to ensure
existing public infrastructure is maintained to
serve the needs of existing residents, businesses
and future residents and businesses.
Policy A‐21(b) – The city shall require that new
developments locate in areas as set forth within
the preferred growth alternative to facilitate
orderly expansion of public services.

Policy A‐21(c) – The city shall maintain
adequate storage facilities for potable water and
adequately meet pressure needs for daily use and
fire protection.
Policy A‐21(d) – The city shall consider
implementation of potable water conservation
measures to reduce peak demand.
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Action A‐21(1) – Allocate funds to upgrade
potable water storage tower to mitigate water
pressure issues for residents on the periphery of
city limits.
Action A‐21(2) – Consider adoption of a water
conservation ordinance which sets restrictions on
potable water use for residential irrigation
purposes during periods of peak demand.
Action A‐21(3) – The city should continue
sewer line televising until all inflow/infiltration
issues have been identified/resolved and
available capacity restored to the system.

Action A‐21(4) – The city should consider
adoption of a city wide ordinance which restricts
the use of detergents which contain phosphorus
(or certain levels of phosphorus).
Action A‐21(5) – As opportunities and funds
are available, the city should pursue a process to
underground overhead power and other
unsightly utilities.

Policy A‐21(e) – The city shall allocate the
necessary resources to eliminate identified inflow
and infiltration issues within existing sanitary
sewer system infrastructure.
Policy A‐21(f) – The city shall consider
adopting public policy to address phosphorus
levels within the sanitary treatment facility.

Policy A‐21(g) – The city shall work to improve
the visual appearance of the community through
the undergrounding of utilities, as opportunities
become available.
Policy A‐21(h) – The city shall carefully
evaluate costs/benefits of industries that place a
high demand on water supply/distribution
system and waste treatment.
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5
STRATEGIC IMPLEMENTATION. Previous
chapters focused on the foundation elements of the
Comprehensive Plan, which included a community
derived vision statement followed by a demographic
profile which depicted projections and forecasts.
Subsequently, the Comprehensive Plan establishes a
plan attributable to the 2035 planning horizon which
formulates associated goals, policies and action
strategies. This strategic implementation chapter
begins the process of project prioritization which
should be used by the city to help inform and guide
budgetary decision making.
Figure 5.1 establishes a general project classification
spreadsheet and prioritization matrix based on the
following:
a) implementation timeframe. The
implementation matrix includes four (4)
overarching categories, as follows:
à
à
à

Near Term (2010‐2015).
Mid Term (2015‐2020)
Long Term and Continual Projects
(2020‐2035)

c)

require a significant investment from
the community and city revenue
streams will not be enough to
singlehandedly implement certain
projects. The city should consider (as
applicable) the use of municipal finance
mechanisms which could include:
assessments, capital charges, special
taxing areas, tax abatement, bonds and
grants.
1995 Glyndon Comprehensive Plan.
The 1995 Comprehensive Plan for the
city of Glyndon included discussion on
recommended short‐term and long‐term
projects which are further detailed
within Figure 5.2. A number of these
recommendations have either been
implemented or accomplished by the
city over the past fourteen (14) years, to
the overall benefit of the community.
Other recommendations within the plan
are subjective and difficult to quantify in
regards to a determined level of
completeness.

1995 Comprehensive Plan Implementation Matrix
Project Description/Short Term

b) funding impact. The 2010 operating
budget for the city was set at
approximately $1.5 million, of which
almost $300,000 was identified as local
government aid (state of Minnesota). In
this regard, the city has limited revenue
resources on an annual basis that can be
allocated to specific capital improvements;
therefore, the city should place an
increased importance on long range
municipal capital project planning/
prioritization. The implementation matrix
separates high funding impact projects
from low impact projects with
consideration given to (potentially)
available capital revenue within the
defined implementation timeframe. It is
important to note that some projects may

Southside Park Development

Completed
Yes

Water System Improvements (water storage,
supply well, treatment plan, fire flow)

pending

Improve Public Infrastructure & Complete
Extensions of 7th Street and 10th Street (west)

No

Promote In‐fill Development Adjacent to TH 10

n/a

Explore Feasibility of Additional Railroad
Crossings at Andrews Ave. & 2nd Street

No

Marketing Plan

No

Improve Community Appearance

n/a

Project Description/Long Term

Completed

Coordinate stop light w/ Mn/DOT on TH 10

Yes

Improve Public Infrastructure & Complete
Extensions of 7th Street and 10th Street (west)

No

Southside Park

Yes

Figure 5.2, 1995 Comp Plan Implementation Matrix
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d) community support. Throughout the
public input process certain projects
within the implementation matrix were
either continually discussed as priority
projects or have been identified by city
staff as projects that should be addressed
by the city. These projects are specifically
identified within the implementation
matrix (Figure 5.1).

PUBLIC/PRIVATE PARTNERSHIPS. To
efficiently and successfully implement a
Comprehensive Plan both the public and private
sector have important roles. The community has put
forward valuable input and consolidated a twenty‐
five (25) year plan to guide the city in subsequent
years. To achieve this vision, investment from both
sectors will be necessary. In addition, the
community should actively encourage
public/private partnerships to enhance the
likelihood that projects will be initiated and
completed; consistent with Comprehensive Plan
goals and policies.

MATRIX OVERVIEW. Projects listed within the
implementation matrix are not all inclusive of all
recommendations, considerations, suggestions or
concepts as documented within this Comprehensive
Plan. More so, these projects represent the
significant findings and recommendations as
outlined within the context of the plan. Additional
actions and recommended projects are embedded
within the text of this document and are referenced
accordingly within the overarching section headings
of Chapter 4 (Planning for the Future).
PLAN AMENDMENT PROCESS. As noted in
Chapter 2, this Comprehensive Plan has been
established to guide decision making within the city
of Glyndon. In order for the plan to function over
the established twenty (20) year planning horizon
the community must be able to review, revise and
update the plan as conditions warrant (economics,
social, demographic, growth, political, etc). This
provides an avenue in which the community
(specifically elected officials and city staff) can
respond to changing conditions.
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Amendments to the plan may include: text revisions,
policy/goal/action item re‐evaluation or changes to
maps (such as amendments to the Future Land Use
Plan). All Comprehensive Plan amendments shall
require City Council consideration, following review
and recommendation from the Planning
Commission. Amendments shall be processed under
the existing city policies for ‘resolutions’. The City
Council shall approve, approve with conditions or
deny the amendment based on staff
recommendations, public hearing testimony and
amendment approval criteria as established below.
Comprehensive Plan Amendments shall be
approved if the City Council makes the following
specific findings:

a) The proposed amendment will have no
adverse impact (or un‐mitigated impact)
on surrounding properties, facilities or
infrastructure;
b) The proposed amendment will not have
significant or adverse impacts on
services; inclusive of availability and
adequacy of potable water, sanitary
sewer and transportation networks;
c) The proposed amendment is consistent
with the intent of the Future Land Use
Plan;
d) The proposed amendment is consistent
with the logical expansion of municipal
services (as applicable);
e) Adherence to policies, goals or action
items within the Comprehensive Plan
are neither intended nor consistent with
other important aspects (goals, polices,
actions) as set forth within the plan.
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Exhibit 5.1, IMPLEMENTATION MATRIX

Funding
Impact(s)

GENERAL PROJECT DESCRIPTION

Community
Identified
Project(s)
and High
Priorities

1995 Comp
Plan

Goal, Policy, Action

YES

Goal A‐21, Policies A‐21(a), A‐
21(e), A‐21(h), Action A‐21(3)

NO

Goal A‐15, Goal A‐16, Policies
A‐16(a), A‐16(b), Action A‐
16(1), A‐16(2), A‐16(3)

x

YES

Goal A‐5, Policies A‐5(a), A‐
5(b), A‐5(c), Action A‐5(3)

x

NO

Goal A‐12, Goal A‐13, Policy
A‐15(e), Action A‐13(2)

x

NO

Action A‐11(3)

NO

Goal A‐21, Policies A‐21(d), A‐
21(f), Actions A‐5(4), A‐3(1), A‐
3(2), A‐2(1), A‐21(2), A‐21(4)

YES

Goals A‐4, A‐5, A‐11 (Policies
and Actions throughout the
plan support this near term
project initiative, see Comp
Plan for additional supporting
documentation)

x

NO

Goal A‐15, A‐17, Policy A‐
15(c), Actions A‐15(3), A‐17(1),
A‐17(2)

x

NO

Goal A‐4, A‐5, A‐12, A‐13, A‐
15, Policies A‐5(a), A‐11(a), A‐
12(a), A‐15(a), Actions A‐5(1),
A‐13(1), A‐13(2)

x

NO

Goal A‐7, A‐19, A‐20, Policies
A‐7(a), A‐7(b), A‐19(a), A‐
20(a), Actions A‐7(1), A‐7(2),
A‐20(1), A‐20(2)

x

YES

Goal A‐21, Policies A‐21(a), A‐
21(c), Action A‐21(1)

NO

Goal A‐15, A‐17, Policy A‐
15(c), Actions A‐15(3), A‐17(1),
A‐17(2)

x

NO

Goal A‐7, A‐19, A‐20, Policies
A‐7(a), A‐7(b), A‐19(a), A‐
20(a), Actions A‐7(1), A‐7(2),
A‐20(1), A‐20(2)

x

NO

Goal A‐18, A‐19, Policies A‐
18(a), A‐19(a), A‐19(b), A‐19(c),
A‐19(d)

NO

Goal A‐21, Policy A‐21(a)

NO

Goal A‐5, A‐21, Policy A‐21(g)

NO

Goal A‐8, Policies A‐8(a), A‐
8(b), A‐8(c), Actions A‐8(1), A‐
8(2)

NEAR TERM PROJECTS ‐ 2010‐2015 ‐
High

(i) Wastewater System Improvements
a. Line Televising, Replacement and Upgrades

(ii) Railroad Impacts – Implement Train Whistle Quiet Zone –
Crossing Improvements
a. See Appendix B_1 for additional information.

(iii) Improve Visual Aesthetics on TH 10
Low

a. Design and implement gateway signage.
b. Actively work with property owners adjacent to TH 10 to remove
unnecessary sign clutter and/or improve visual appearance of signage.
c. Coordinate right‐of‐way or neighborhood clean up week (annually).

(iv) Address Vehicle Speed Transitions and other Traffic Volume
Related Issues on TH 10
a. Coordinate with Mn/DOT to implement recommendations as set forth
within TH 10 Feasibility Study.
b. Stripe northbound left turn lane on Parke Avenue.

(v) Establish and operate a City website
a. This should include a request for proposals (RFP) or as otherwise required per
city code.

(vi) Improve Land Use Administrative Practices
a. Update zoning and subdivision regulations.
b. Establish annexation criteria/regulations within ordinances.
c. Improve code enforcement.
d. Consider water conservation and phosphorus restrictions through the
adoption of local ordinances.
e. Pursue measures to ensure coordinated land use/subdivision
administration on the periphery of city limits (townships and county).

(vii) Promote Quality Infill Development within Central Business
Corridor
a. Economic development strategies and incentive alternatives (see
Comprehensive Plan discussion for additional information)

MID TERM PROJECTS ‐ 2015‐2020 ‐
(i) Emergency Access Management
High

a. Grade separation at CSAH 17 or exploration/implementation of other
alternative mechanisms to ensure adequate emergency access to all
residents/businesses.

(ii) TH 10 Feasibility Study and Local Share Costs
a. Streetscape, lighting and landscape improvements (may necessitate Mn/DOT
Transportation Enhancement (TE) application ‐ Aug/Sept 2010 application
due November 2010 for 2015 TE funds).
b. Budgetary allocation for local share (consistent with preferred TH 10 corridor
alternative).

(iii) Strengthen Relationship/Connectivity to Regional Recreational
Amenities (ie. Buffalo River State Park & Regional Science Center)
a. Recreational grant dollars or budgetary allocation to construct trail and
trailhead amenities. This will require significant coordination with other
agencies and organizations.

(iv) Potable Water Storage (tower) Capacity Improvements
a. Capacity and Pressure Issue Mitigation.

LONG TERM & CONTINUAL PROJECTS ‐ 2020‐2035 ‐
(i) Emergency Access Management
High

a. Grade separation at CSAH 17 or exploration/implementation of other
alternative mechanisms to ensure adequate emergency access to all
residents/businesses.

(ii) Strengthen Relationship/Connectivity to Regional Recreational
Amenities (ie. Buffalo River State Park & Regional Science Center)
a. Recreational grant dollars or budgetary allocation to construct trail and
trailhead amenities. This will require significant coordination with other
agencies and organizations.

Low

(iii) Pedestrian/Bicycle Network Improvements
a. Sidewalks, Crosswalks, Signage, Transitions, Clear Zone, etc.

(iv) Storm Water Management Improvements
a. Identify and mitigate issues within the existing system
b. Pursue necessary easements for implementation of overland flood protection
measures on periphery of city boundary (eastern city limits)

x

(v) Community Aesthetics, Under‐grounding Utilities
a. Identify and mitigate issues within the existing system
b. Bury utilities as opportunities become available, specifically overhead power
lines.

(vi) Facilitate School District Expansion within Glyndon City Limits
a. Support Safe Route to School (SRTS) initiatives (see Pedestrian/Bicycle
Network Improvement above for additional information).
b. Monitor enrollment and cooperate accordingly to encourage/support school
district expansion within city limits.

x
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PUBLIC PARTICPATION PROCESS. Pursuant
to Chapter 1 (Introduction) public involvement
included regular participation from community
members, elected officials, appointed officials,
agency representatives, city staff and the study
review committee (SRC). The public participation
plan for the Comprehensive Plan update and TH 10
Feasibility Study was designed in a manner that
accommodated three (3) public input meetings, five
(5) study review committee meetings and one (1)
focus group meeting (which included three (3)
different groups). Additionally, a public hearing was
held before the Glyndon City Council on August 25,
2010 to formalize the adoption of the
Comprehensive Plan and TH 10 Feasibility Study.
To notify the public regarding meeting dates,
locations, times, intent and accommodations a
number of methods were utilized, which included:
newspaper notices, press releases, website updates,
direct mailings, utility bill inserts and city public
notices (hearings).
A summary of each meeting is documented below,
with reference to the corresponding appendix
attachment.
Study Review Committee Meeting No. 1
(September 15, 2009). This meeting was held to
introduce both projects and their respective scopes
of work. Individuals from Metro COG explained the
proposed scope of work for the Comprehensive Plan
update and representatives from SRF Consulting
Group Inc. discussed the TH 10 Feasibility scope of
work. The remaining components of the meeting
focused on issue identification, data collection
methodology, traffic analysis discussion and the
proposed public participation plan. Appendices
include the following documents:
a) record of meeting. (dated 9/15/09, labeled
Appendix A_1).

public participation
Focus Group Meetings (October 8, 2009 & October
12, 2009). Following issue identification at the first
SRC meeting, Metro COG and SRF Consulting
Group Inc. set three (3) focus group meetings to
discuss both studies and collect early input from
community members with specific attention to
certain interest groups; including: business owners,
developers, builders, parks/recreation, school
district and government officials. The first two focus
group meetings were held on October 8, 2009 and
the third meeting (TH 10 specific) was held on
October 12, 2009. The intent of the meetings was to
allow interest groups an opportunity to submit
views respective to the following: community
context, land use, growth/development, economic
development, transportation, access management,
infrastructure, environmental, parks/recreation or
any other applicable subject. With assistance from
city staff, Metro COG and SRF Consulting Group
Inc. distributed invitations (via regular mail) to
thirty‐seven (37) individuals to participate in focus
group meetings. Appendices include the following
documents:
a)

record of meeting. (dated 10/08/2009
[5:00 p.m.], 10/08/2009 [7:00 p.m.] and
10/12/2009 – labeled Appendix A_2);
b) meeting notice/invitation.
(Comprehensive Plan & TH 10
Feasibility Study, labeled Appendix
A_2).

Public Input Meeting No. 1 (October 19, 2009).
Metro COG and SRF Consulting Group Inc. held a
public input meeting on October 19, 2009 to solicit
comments, concerns and ideas from the public
regarding land use planning and TH 10 mobility.
Meeting notices were placed in the Fargo Forum
(box advertisement & press release), Clay County
Union (October 12, 2009 publication) and within the
September city utility bill. A press release was
issued to all Metro COG media contacts on October
19, 2009. Appendices include the following
documents:
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a) record of meeting. (dated 10/19/2009,
labeled Appendix A_3);
b) written public comment. (labeled
Appendix A_3).
c) news release (box advertisements and
other notices included similar
information). (labeled Appendix A_3).
Study Review Committee Meeting No. 2
(November 17, 2009). Upon completion of the initial
public input meetings (focus groups and public
input meeting) the study review committee
convened for the second time on November 17, 2009.
In regards the Comprehensive Plan, the committee
discussed a vision statement, demographic
(growth/population) projections and a conceptual
growth alternative which outlined growth areas and
the relationship between land use and
transportation impacts. Discussions on the TH 10
Feasibility Study focused on the draft issue
identification memorandum as prepared by SRF
Consulting Group Inc. Appendices include the
following documents:
a) record of meeting. (dated 11/17/2009,
labeled Appendix A_4);
b) conceptual growth alternative rendering
and conceptual transportation system
impact matrix. (labeled Appendix A_4)
Study Review Committee Meeting No. 3 (February
22, 2010). The third study review committee meeting
was held on February 22, 2010. A majority of the
time spent on the Comprehensive Plan involved
discussion on the draft Future Land Use Plan and
draft 2035 Transportation Network/Functional Class.
SRF Consulting Group Inc. introduced three (3) TH
10 corridor alternatives and discussed each in detail
with the SRC. Appendices include the following
documents:
a) record of meeting. (dated 02/22/2010),
labeled Appendix A_5).
Public Input Meeting No. 2 (March 15, 2010). Metro
COG and SRF Consulting Group Inc. held a second
public input meeting on March 15, 2010. The
meeting was specifically intended to solicit
comments on proposed TH 10 corridor alternatives

CITY OF GLYNDON MN
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that had previously reviewed by the SRC (see SRC
meeting No. 3 for additional information). The
meeting was designed in a manner to allow a detail
review of each alternative while encourage as much
discussion as possible. Attendees were split into four
(4) groups and ushered through each alternative by
a project representative. Each individual spent
approximately 15‐20 minutes reviewing each
proposed alternative and discussing (questioning)
certain aspects of the proposal. A fourth table (three
tables for TH 10 alternatives) reviewed draft
components of the Comprehensive Plan (including
draft Future Land Use Plan and draft 2035
Transportation Network/Functional Class Map).
Meeting notices were placed in the Fargo Forum
(box advertisement & press release), Clay County
Union (March 8, 2010 publication) and within the
February city utility bill. A press release was issued
to all Metro COG media contacts on March 11, 2010.
Appendices include the following documents:
a) record of meeting. (dated 03/15/2010,
labeled Appendix A_6). To note, a total of
seven (7) written comments were
submitted which were specifically related
to TH 10 corridor alternatives. These
comments are referenced within the TH 10
Feasibility Study and are not included
within the Comprehensive Plan appendix.
b) news release (box advertisements and
other notices included similar
information) (labeled Appendix A_6).
Study Review Committee Meeting No. 4 (April 26,
2010). The fourth committee meeting was held on
April 26, 2010. Following the March 15, 2010 public
input meeting, SRF Consulting Group Inc. worked
to prepare a draft alternative for the corridor within
consideration given to all received written/verbal
comments. SRF Consulting Group Inc. presented
this alternative to the SRC and discussed various
components of the alternative in detail.
Additionally, Metro COG briefly reviewed the draft
implementation matrix that would be included
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within the forthcoming Comprehensive Plan draft.
Appendices include the following documents:
a) record of meeting. (dated 04/26/2010),
labeled Appendix A_7).
Study Review Committee Meeting No. 5 (June 10,
2010). The fifth and final SRC meeting was held on
June 10, 2010. This meeting was specifically
intended to review draft versions of the
Comprehensive Plan and TH 10 Feasibility Study.
On May 28t, 2010 a memorandum was issued to
interested individuals (27 mailed and 7 emailed)
which notified them draft documents were available
for public inspection. Additionally, attached to this
memorandum was an 11”x17” copy of the TH 10
alternative that had been identified by the SRC as
the ‘preferred alternative’. SRC members, city
council members and interested individuals had
nearly a month to review and submit comments on
the draft Comprehensive Plan and draft TH 10
Feasibility Study. Appendices include the following
documents:
a) record of meeting. (dated 06/10/2010),
labeled Appendix A_8);
b) memorandum (draft documents
available for public inspection) (labeled
Appendix A_8).

written) which are documented within the
appendices. Meeting notices were placed in the
Fargo Forum (box advertisement & press release)
and Clay County Union (June 7, 2010). A press
release was issued to all Metro COG media contacts
on June 21, 2010. Appendices include the following
documents:
a) record of meeting. (dated 06/22/2010,
labeled Appendix A_9). To note, a total of
five (5) written comments were submitted.
Comments relative to the Comprehensive
Plan are included within these appendices
and comments specific to the TH 10
Feasibility are not included within the
Comprehensive Plan appendix.
b) news release (box advertisements and
other notices included similar information)
(labeled Appendix A_9).
Public Hearing/Adoption of Resolution No. 06‐08‐
25‐2010 (August 25, 2010). Metro COG presented the
draft Comprehensive Plan and adoption resolution
to the city council at their August 25th, 2010 regularly
scheduled meeting. There were no public comments
submitted at the meeting relative to the draft
Comprehensive Plan or the adoption resolution. The
City Council unanimously adopted the
Comprehensive Plan on August 25, 2010.

Public Input Meeting No. 3 (June 22, 2010). Metro
COG and SRF Consulting Group Inc. held the third
and final public input meeting on June 22, 2010.
Meeting attendees were given the first half hour of
the meeting to review copies of draft plans and
presentation boards. This provided an opportunity
for individuals with specific issues, comments or
concerns a chance to discuss them with Metro COG,
SRF Consulting Group Inc. or Mn/DOT
representatives. Metro COG opened the
meeting/formal presentation and spent time
reviewing the intent of each study. SRF Consulting
Group Inc. explained elements of the TH 10
Feasibility Study and specifically components of the
preferred alternative. Metro COG reviewed
elements of the Comprehensive Plan including:
demographics, land use, transportation and
implementation. A number of comments were
submitted by meeting participants (both verbal and
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STUDY REVIEW COMMITTEE MTG NO. 1
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Appendix A_1
STUDY REVIEW COMMITTEE MTG NO. 1
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FOCUS GROUP MTGS
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Appendix A_2
FOCUS GROUP MTGS
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Appendix A_2
FOCUS GROUP MTGS
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Focus Group (Comprehensive Plan) Notice/Invite
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Appendix A_2
FOCUS GROUP MTGS
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Appendix A_2
FOCUS GROUP MTGS
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Appendix A_3
PUBLIC INPUT MTG NO. 1
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Appendix A_3

PUBLIC INPUT MTG NO. 1

Public Input Meeting No. 1_Public Comment

Public Input Meeting No. 1_Press Release
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Appendix A_4
STUDY REVIEW COMMITTEE MTG. NO 2
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Appendix A_4
STUDY REVIEW COMMITTEE MTG. NO 2
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Conceptual Transportation Implementation Matrix
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Appendix A_4
STUDY REVIEW COMMITTEE MTG. NO 2
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Appendix A_5
STUDY REVIEW COMMITTEE MTG. NO 3
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Appendix A_5
STUDY REVIEW COMMITTEE MTG. NO 3
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Appendix A_6
PUBLIC INPUT MTG NO. 2
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Appendix A_6
PUBLIC INPUT MTG NO. 2
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Appendix A_7
STUDY REVIEW COMMITTEE MTG. NO 4
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Appendix A_8
STUDY REVIEW COMMITTEE MTG. NO 5
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Appendix A_8
STUDY REVIEW COMMITTEE MTG. NO 5
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Appendix A_8
STUDY REVIEW COMMITTEE MTG. NO 5

Memorandum_draft Documents Available for Inspection
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Appendix A_9
PUBLIC INPUT MTG NO. 3
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Appendix A_9

PUBLIC INPUT MTG NO. 3

Public Input Meeting No. 3_Press Release

Public Input Meeting No. 3_Public Comment
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Appendix A_9
PUBLIC INPUT MTG NO. 3
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RAIL WHISTLE QUITE ZONE MEMORANDUM
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TH 10 Preferred Alternative
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Appendix D_1
Exising Land Use Map
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