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1.0 Overview 

{ǘΦ !ǳƎǳǎǘŀΩǎ /ƻƳǇǊŜƘŜƴǎƛǾŜ tƭŀƴ ǿŀǎ ƭŀǎǘ ǇǊŜǇŀǊŜŘ ƛƴ нлл2 and amended in 2005. The plan has shaped 
the city's growth in the 22 years since. This update aligns ǿƛǘƘ ǘƘŜ ƴŜŜŘ ǘƻ ŀǎǎŜǎǎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 
growth over the past years and guide the community for the next decade with decisions about ǘƘŜ ŎƛǘȅΩǎ 
investments and development. 

{ǘΦ !ǳƎǳǎǘŀΩǎ ƛŘŜƴǘƛǘȅΣ ǿƘŜǊŜ the country meets community, stems from its 170-year history and still 
influences how the city has grown and changed over the past few years. Preparing for further changes 
requires further planning and updates to city guiding documents. 

The Comprehensive Plan provides an overview of a community's current environment, conditions, and 
policies to prepare for future changes. It includes chapters related to existing and forecasted 
demographics, land use planning and zoning, housing, parks and trails, transportation, economic 
development, and implementation. 

1.1 Planning Process 

The planning process is divided into three parts to determine what is and what can be done to set the 
direction for land use in the community for the future: 

Existing Land Use 

Existing land describes land used in St. Augusta based on previous development patterns. This is the 
basis for all plans because it is simply what is already present. Decisions to drive new development or 
scale back a use come from understanding the impacts of existing land use. 

Future Land Use 

Future land use is the desired outcome for the types of growth and development we want, where we 
want it, and how intense we want it to be. This comes from an understanding of the existing land use 
and takes what we have currently as land uses a step further by asking common-sense questions about 
what areas need to be preserved in their current state, where the city wants to grow, and how.  

Zoning 

Zoning is the classification of parcels of land based on how they are being used and the best potential 
uses for these parcels based on our future land use planning. By dividing areas into zones, development 
becomes more organized as the types and intensity of uses become similar, creating a sense of place. 
Zoning establishes allowed, conditional, or interim uses, the approval process, standards for 
development, and regulations or restrictions based on natural resources such as wetlands or shorelands.  

1.2 Engagement 

The planning process included ongoing engagement with the public and community stakeholders. The 
engagement goals were to ensure that the process was inclusive and transparent and that all issues, 
concerns, and aspirations were consistently collected, understood, and considered. The following means 
were used to communicate with and engage the public about the Comprehensive Plan.  
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Website 

We created a project website that the city added to 
its home page, encouraging residents, townships, 
and other stakeholders to link the site to their 
social media and promote it through their 
communications. The website included general 
project information, a survey, and public meeting 
details. The site was updated on critical points, 
such as posting meeting materials after the public 
meetings.  

Social Media 

The city does not have an active social media presence, but several local community pages promoted 
the project and engagement opportunities on their page.  

Print Materials 

A project fact sheet with general information about 
the project, the process, and how to get involved 
was created. The fact sheet was turned into a 
poster with a QR code link to the project website, 
which was put up in the city office. Table tents were 
ƳŀŘŜ ǘƻ ƛƴŦƻǊƳ ǇŀǘǊƻƴǎ ƻŦ ǘƘŜ ŎƛǘȅΩǎ ǊŜǎǘŀǳǊŀƴǘǎ 
about the project. A comment card was created and 
made available for people to handwrite comments 
for public meetings. All materials included the 
project URL and a QR code to direct people to the 
website for more information.  

Articles and E-newsletter 

Several e-newsletters were written and sent to 
people who signed up for updates to inform the 
community of the project's progress. Articles were 
also sent to those who had signed up for e-mail 
updates. These articles and newsletters encouraged 
residents to provide public input.  

Survey 

An online survey was set up to gather public input on issues, opportunities, and priorities. The survey 
was promoted through social media, community newsletters, and QR codes on posters or print 
materials. During this first phase of engagement, 40 people took the survey. The following is an analysis 
of what we heard from survey respondents.  
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Respondents were asked to prioritize seven issues from highest (1) to lowest (7). The highest priority 
issues were infrastructure and utilities, parks and trails, agriculture, and housing, highlighting the need 
to balance growth and rural character. This was reflected in the open commentary questions in the 
survey. 

When considering growth, the focus was on the growth rate and whether growth should be limited. The 
majority of respondents did not think that the city was growing too fast, with 75 percent either neutral 
or disagreeing. However, 44 percent think that there should be limits to growth. 

 

0% 20% 40% 60% 80% 100%

Transportation

Natural resources

Jobs and economic development

Housing

Agriculture

Parks and trails

Infrastructure and utilities

Top Priorities 1 2 3 4 5 6 7

25%

44%

36%

31%

39%

25%

The city is growing too fast.

The city should limit growth.

0% 20% 40% 60% 80% 100%

Growthin St. Augusta?

Agree Neutral Disagree
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When the questions concerned the city's housing stock, respondents displayed an affinity for single-
family housing. Most noted that they believe the community has an adequate housing supply for people 
of all ages and incomes. The only types of housing where half of the respondents see a need are senior 
housing and single-family homes. 

Responses to questions ŀōƻǳǘ ǇŀǊƪ ǎǇŀŎŜ ŀƴŘ ǊŜŎǊŜŀǘƛƻƴŀƭ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ƛƴŘƛŎŀǘŜ ǘƘŜ ǇǳōƭƛŎΩǎ ŘŜǎƛǊŜ ŦƻǊ 
more land dedicated to this purpose and more amenities, such as sidewalks and trails. 

 

64%

6%

11%

50%

6%

49%

28%

25%

3%

28%

28%

8%

26%

11%

11%

92%

61%

22%

86%

26%

61%

There is an adequate supply of quality housing
choices for people of all ages and incomes.

More apartments are needed.

More townhomes are needed.

More single-family homes are needed.

More rental properties are needed.

More senior housing is needed.

Tiny homes or accessory dwelling units should be
allowed.

0% 20% 40% 60% 80% 100%

Housing Needs 

Agree Neutral Disagree

44%

61%

56%

19%

25%

22%

36%

14%

22%

The current parks satisfy my outdoor recreation
needs.

The city needs more trails and sidewalks.

The city needs more land dedicated to parks and
open space.

0% 20% 40% 60% 80% 100%

Respondents Thoughts onParks
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The respondents were generally supportive of the condition of the current transportation system, with 
73 percent agreeing or neutral on roads being well maintained. Over half of the respondents indicated 
that the city should not expand its road network.  

 

When asked about their priorities, the respondents considered agriculture their second highest priority 
overall, with 86 percent considering farmland in the community should be protected. There is a 
reverence for the community's agriculture that reflects the city's unifying vision, άwhere the county 
ƳŜŜǘǎ ǘƘŜ ŎƻƳƳǳƴƛǘȅΦέ CǳǊǘƘŜǊΣ ǘƘŜ ǇǳōƭƛŎ ƛǎ ǎǇƭƛǘ ƻƴ ǿƘŜǘƘŜǊ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ƴŜŜŘǎ ƳƻǊŜ ŎƻƳƳŜǊŎƛŀƭ 
activities based on the even split between responses to whether respondents can access all their daily 
basic goods and services in the community and whether the city should incentivize business. 

19%

25%

25%

39%

56%

36%

The city should expand its roads system (new
roads) to make more connections.

The roads in the city are well maintained.

0% 20% 40% 60% 80% 100%

Respondents Thoughts on the Transportation System

Agree Neutral Disagree

86%

44%

42%

14%

17%

25%

0%

39%

33%

Quality farmland should be protected.

I have access to all the basic goods and
ǎŜǊǾƛŎŜǎ όŘŀƛƭȅ ƴŜŎŜǎǎƛǘƛŜǎΣ ƎǊƻŎŜǊƛŜǎΣ ŀƴŘΧ

The city should create incentives to attract
business.

0% 20% 40% 60% 80% 100%

Economic Development and Agriculture

Agree Neutral Disagree
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Respondents desired more food establishments and local businesses to enter the community, with a 
distant third desire for agricultural businesses. This could indicate an acceptance of agritourism business 
viability in the community. 
 

Planning Commission/City Council Workshops 

In 2024, the planning commissioner and city council held seven joint workshops, which were posted and 
open to the public, to discuss land use and zoning topics.  

¶ February 26: Kick-off meeting 

¶ March 26: Visioning 

¶ April 22:  Goals and policies; land use categories 

¶ June 17:  Zoning table and allowed uses 

¶ July 15: Future land use map and zoning district standards 

¶ August 12:  Review first drafts, rural residential 

¶ September 16:  Review the second draft 
 
Public Review and Comment Period 

The draft plan and updated zoning ordinances were posted online on October 1, 2024, and a copy was 
made available at city hall for people to review.  
 
People could provide comments via an online form, email, or written letters. Comment cards were also 
available at city hall for people to fill out and leave at the front desk.  
 
On October 28, 2024, at 6 p.m., the city held a public meeting at the St. Augusta American Legion to 
allow the public to review the draft plan and updated zoning code and provide comments. To review 
public comments on the plan following the release of a draft to the public. 
 
The public comment period closed on October 31, 2024; one comment was received. The main 
comments at the public hearing focused on the 4 for 40 density proposed along the path of future water 
and sewer infrastructure for the city. 

0%
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2.0 Community Profile 

2.1 History of the City of St. Augusta 

Settled in 1854 by German Catholics, St. Augusta was named after the holy card for St. Augustine, found 
near the site of the future parish church. Organized as a township from 1859 until 2000, two hamlets 
formed in the territory - Luxemburg and St. Augusta. Experiencing rapid growth after the 1970s, the area 
became an incorporated city to avoid annexation by its neighbor, St. Cloud, MN. Since then, the city has 
continued to flourish with business growth along Minnesota State Highway 15, Interstate Highway 
94/US Highway 52, and County Road 75, which all run through the northeastern part of the city. 
St. Augusta is a small, slowly growing community directly south of St. Cloud in central Minnesota. While 
the city has grown over the past five decades, its demographic makeup has changed with the increase in 
the number of households and the decrease in the average household size.  

2.2 Population 

The City of St. Augusta is the 192nd largest city in Minnesota, with a population of 3,657 residents in 
2023. 

 
The population growth rate for the City of St. Augusta is 1.39 percent. This rate, compounded annually, 
was used to project the city's 2030 and 2040 populations. The city is growing faster than Stearns County, 
which has a 1.3 percent annual growth rate.  
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2.3 Households 

 
 
 
St. Augusta has an average household size of 2.61 persons per household. The city is experiencing what 
many rural communities face as the size of households decreases with individuals choosing to have 
smaller families. Conversely, the number of households in the community is growing at almost the 
opposite rate; based on these projections, the number of households will grow between now and 2040 
to meet the demand in St. Augusta, with a projected 2,030 households in the community by 2040. 
 
 
2.4 Age 

The population's median 
age is 36.7, approximately 
three years below 
Minnesota's median age of 
39. The chart with the 
population breakdown by 
age shows that young 
families with school-age 
children dominate the city. 
The drop in the number of 
residents in their 20s 
suggests that young adults 
leave their childhood homes 
and cannot find suitable or 
affordable housing for 
young adults.  
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2.5 Race and Ethnicity 

¢ƘŜ ŎƛǘȅΩǎ ǇƻǇǳƭŀǘƛƻƴ is diversifying, although it is still predominantly white.  
 
2.6 Education 

Residents of St. Augusta tend to have higher levels of education, with 70% having some college 
experience. 

 
2.7 Income and Wealth 

The median household income is approximately $88,531, and the median home value is $373,282. The 
median contract rent is $925/month. However, the city has poverty, with 6% of households below the 
federal poverty line and 5% utilizing food stamp programming. 
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3.0 Natural Resources 

The topography within St. Augusta is primarily flat, with some areas of rolling hills. A ridge of steep 
slopes runs north-south through the city's central area, creating a physical barrier that divides the city. 
All soils found within St. Augusta are considered suitable for farming purposes. The prevalence of these 
soils indicates that agricultural activity will remain important in the region. Numerous wetlands, swales, 
and natural ponding areas exist throughout St. Augusta. These areas are valuable in flood water 
retention, groundwater recharge, nutrient assimilation, livestock watering, and aesthetics. These 
wetland areas are regulated by several state and federal agencies and protected by the Conservation 
Act of 1991. Vegetation within St. Augusta is generally located near areas of steep slopes due to the 
agricultural activity that has taken place within the community. 

 
3.1 Goals 

Goal 1: tǊƻǘŜŎǘ ǘƘŜ ŎƛǘȅΩǎ ǎǳǊŦŀŎŜ ŀƴŘ groundwater resources. 

¶ Policy 1: Protect areas of rapidly permeating soils from potential groundwater contamination 
due to failing septic systems. 

¶ Policy 2: Protect the city's wetlands, lakes, and shoreland areas as valuable recreational and 
visual amenities. 

Goal 2: tǊŜǎŜǊǾŜ ǘƘŜ ŎƛǘȅΩǎ ŜƴǾƛǊƻƴƳŜƴǘŀƭƭȅ ǎŜƴǎƛǘƛǾŜ ŀǊŜŀǎ ŀƴŘ ǳƴƛǉǳŜ ǇƘȅǎƛŎŀƭ ŦŜŀǘǳǊŜǎ, including steep 
slopes, floodplains, forests, and native vegetation. 

¶ Policy 1: Manage stormwater systems to minimize flooding and erosion, preserving and 
protecting natural wetlands and drainage ways. This will ensure adequate stormwater 
management with minimal construction of storm sewer pipes. 

¶ Policy 2: Require all new developments to address all on-site stormwater needs and 
requirements so that no adverse impacts occur in the hydrologic system. 

Goal 3: Retain high-quality agricultural land for agricultural purposes.  

¶ Policy 1: Require agricultural land use to observe conservation practices to prevent erosion and 
preserve natural resources. 

¶ Policy 2: Minimize residential development on land designated for agricultural purposes to 
maintain rural character and avoid conflicts between land uses. 
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3.2 Lakes and Rivers 

Three streams flow and converge in St. Augusta: Robinson Hill Creek and Luxemburg Creek, each of 
which meets Johnson Creek, a tributary of the Mississippi River. All three streams are known to be 
stocked with or support Brown Trout populations. ²ƘƛƭŜ ǘƘŜ aƛǎǎƛǎǎƛǇǇƛ wƛǾŜǊ Ŧƭƻǿǎ ƴŜŀǊ ǘƘŜ ŎƛǘȅΩǎ 
eastern border through the City of St. Cloud, the city does not have direct access.  
 
Seven small lakes border or are ƛƴǎƛŘŜ {ǘΦ !ǳƎǳǎǘŀΣ ǘƻǘŀƭƛƴƎ ƻƴƭȅ Φмр ǎǉǳŀǊŜ ƳƛƭŜǎ ƻŦ ǘƘŜ ŎƛǘȅΩǎ ŀǊŜŀΦ ¢ƘŜ 
largest lakes are Beaver and Mund, both in the city's southern region on the border with the 
neighboring jurisdictions of Fairhaven Township. These lakes are both άRecreational Developmentέ ƭŀƪŜǎ 
as designated by the Minnesota Department of Natural Resources. In addition to Mund and Beaver, five 
unnamed waterbodies are ŘŜǎƛƎƴŀǘŜŘ ŀǎ άNatural Environmentέ lakes in the community. 
 
St. Augusta has adopted the Shoreland Management Overlay District Ordinance under the authorization 
and policies contained in Minnesota Statutes, Chapter 103A, B, E, F, G, and I, Minnesota Regulations, 
and the planning and zoning enabling legislation in Minnesota Statutes, Chapter 462. The goal is to 
reduce the effects of overcrowding, prevent water pollution, provide ample space on lots for sanitary 
facilities, minimize flood damages, maintain property values, and maintain natural characteristics of 
shorelands and adjacent water areas by controlling lot sizes, placement of structures on lots, and 
alteration of shoreland areas. 
  
3.3 Wetlands and Drainage Areas 

Numerous wetlands, swales, and natural ponding areas exist throughout the city, as shown on the 
following map. These areas are valuable for their role in groundwater recharge, nutrient assimilation, 
livestock watering, and aesthetics. In addition, they provide a natural habitat for waterfowl and other 
wildlife.  

Both the U.S. Fish and Wildlife Service and the Minnesota Department of Natural Resources protect and 
regulate the use and alteration of wetland/drainage areas. The waters under each organization's 
jurisdiction vary according to location and characteristics, although some waters are dually protected. 
The U.S. Fish and Wildlife Service delineates their protected wetlands and waterways based on soil type, 
vegetation, and hydrology. In contrast, the DNR determines the locations of wetlands by the Ordinary 
High Water Level (OHWL). The OHWL is the elevation delineating the highest water level maintained for 
a sufficient period to leave evidence upon the landscape. Thus, most DNR-protected wetlands are larger 
and remain wet most of the time, while U.S. Fish and Wildlife Service water bodies are sometimes dry 
and have been tilled for farming purposes. All wetlands within the state are protected from draining or 
filling by the Wetland Conservation Act of 1991, regardless of their protection status by other agencies.  

The four types of wetlands in St. Augusta include: 

1. Freshwater Emergent Wetland:  Areas where plant life grows, emerging from a freshwater body. 

2. Freshwater Forested/Shrub Wetland: Areas upland from the Freshwater Emergent Wetlands 
covered in trees and shrubbery while still within reach of flooding and the high-water line of a 
water body. 

3. Freshwater Ponds: Areas covered in shallow water, which prevents the formation of deeper 
water ecosystems. 

4. Lakes: Areas covered in water and deep enough to produce an environment suitable for 
underwater ecosystems. 
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The Federal Emergency Management Agency (FEMA) completed flood studies of waterways within the 
city; no area of St. Augusta is designated as a floodplain by FEMA. 
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3.4 Topography  

The topography within St. Augusta is flat to rolling hills, with the eastern portion of the community being 
nearly level and gently increasing in elevation to the city's western boundary. A high point exists 
northeast of Luxemburg hamlet, creating a land divide in this region. This land divide may complicate 
extending municipal water and sewer utilities between the existing growth centers. Throughout the 
community, slopes over 18% can be found along the streams in the center of St. Augusta, providing 
some of the area's natural beauty. 

3.5 Soil 

Part of what has made St. Augusta a haven for agriculture for the last 170 years is its soil. All soil 
classifications for soils within the city are considered excellent for farming corn, small grains, and 
pastureland for livestock. The community's desire to retain agricultural activities in St. Augusta, paired 
with the prevalence of these soil types, indicates that agricultural activities will remain an important 
land use in the city.  

¶ Group A soils have a high infiltration rate (low runoff potential) when thoroughly wet. These consist 
mainly of deep, well-drained, excessively drained, or gravelly sands. These soils have a high rate of 
water transmission. 

¶ Group B soils have a moderate infiltration rate when thoroughly wet. These consist chiefly of 
moderately deep or deep, moderately well-drained, or well-drained soils with moderately fine to 
coarse texture. These soils have a moderate rate of water transmission. 

¶ Group C soils have a slow infiltration rate when thoroughly wet. These consist chiefly of soils with a 
layer that impedes the downward movement of water or soils of moderately fine or fine texture. 
These soils have a slow rate of water transmission. 

¶ Group D soils have a very slow infiltration rate (high runoff potential) when thoroughly wet. These 
consist chiefly of clays with a high shrink-swell potential, soils with a high water table, soils with a 
claypan or clay layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission. 

 
The map on the following page shows that the predominant soil types are Group A and Group A/D. 
Group A/D designations suggest that the soils have a high infiltration rate but may not drain quickly 
because of a high water table. Group A and B soils are ideal for urban development on public sewer and 
water systems because soil types do not absorb nutrients, which increases the potential for 
groundwater contamination if there is a high concentration of septic systems. Further, these soils may 
not be ideal for farming because natural nutrients can leech from the soil, meaning growing crops may 
require more fertilizer.  
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3.6 Land Cover 

The Land Cover Map below shows that much of the city is hay, pastureland, or cultivated crops. 
Deciduous forests follow the rivers and streams and the hilly areas of the city.  
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3.7 Opportunities and Issues 

Trend 1: tǊƻǘŜŎǘƛƴƎ ǘƘŜ ŎƛǘȅΩǎ ƴŀǘǳǊŀƭ ǊŜǎƻǳǊŎŜǎ is important to the city. 
 

Opportunities 

¶ wŜǘŀƛƴƛƴƎ ǘƘŜ ŘŜǎƛǊŜŘ ǊǳǊŀƭ ŎƘŀǊŀŎǘŜǊ ǊŜǉǳƛǊŜǎ ŀŎǘƛƴƎ ŀǎ ŀ ǎǘŜǿŀǊŘ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ 
environmental resources and preserving the natural qualities that make St. Augusta beautiful. 

¶ Seeking grants to preserve and protect environmental resources. 

¶ Community water bodies provide recreational opportunities and environmental benefits, such 
as collecting and storing rainwater and snow melt. 

Issues  

¶ hǾŜǊƭȅ ǇǊƻǘŜŎǘƛǾŜ ǘǊŜŀǘƳŜƴǘ ƻŦ ǘƘŜ ŎƛǘȅΩǎ ƴŀǘǳǊŀƭ ǊŜǎƻǳǊŎŜǎ could hinder future development 
ǿƘŜƴ ƴŜŜŘŜŘ ǘƻ ƳŜŜǘ ǘƘŜ ŎƛǘȅΩǎ ƴŜŜŘǎΦ 

¶ Aggregate mining provides economic benefits to the city and the region but is aesthetically 
unattractive, creates noise, air, and visual pollution that negatively impacts nearby residents, 
and can impact the environment if not properly managed.  

Trend 2: Retaining rural character and agricultural activities as the city grows. 
 
Opportunities 

¶ Retaining rural character is one of the community's most important aspects; the environment 
and wildlife are key to maintaining this aspect of the ŎƛǘȅΩǎ character. 

¶ Agricultural activities are less environmentally intensive and require less public infrastructure 
than large-scale commercial or industrial development.  

¶ Land no longer suitable for some types of agriculture could be transitioned into public space, 
agrotourism, or small-scale agricultural purposes. 

Issues  

¶ Retaining the rural character and with many rural residential developments on septic systems 
could impact groundwater quality. 

¶ Balancing economic development with protecting natural resources and maintaining rural 
character will take thoughtful planning and implementation. 

¶ Agricultural activities can cause environmental degradation; farmers and the city have 
incentives to continue agricultural activities sustainably and environmentally friendly.  
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¶  
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4.0 Land Use 

¢ƘŜ /ƛǘȅ ƻŦ {ǘΦ !ǳƎǳǎǘŀΩǎ ŦƻǊƳŜǊ ŎƻƳǇǊŜƘŜƴǎƛǾŜ Ǉƭŀƴ ŀƴŘ нллн ȊƻƴƛƴƎ ŎƻŘŜǎ ƘŀŘ мр ŘƛǎǘǊƛŎǘǎΤ ƘƻǿŜǾŜǊΣ 
the most prevalent use is agricultural land. Residential developments are along key transportation 
corridors such as County Road 75 and State Highway 15. These are where the traditional hamlets of St. 
!ǳƎǳǎǘŀ ŀƴŘ [ǳȄŜƳōǳǊƎ ŦƻǊƳŜŘΦ {ǘΦ !ǳƎǳǎǘŀΩǎ ƴƻǊǘƘŜŀǎǘŜǊƴ ŎƻǊƴŜǊ, near I-94, includes industrial, 
warehouse, and commercial uses and higher-density housing options.  

A thoughtful land use plan and regulations foster effective, compatible, and efficient development that 
serves the public interest. This chapter describes the existing land use as the starting point of the 
planning process. It establishes the Future Land Use Map for geographic areas under {ǘΦ !ǳƎǳǎǘŀΩǎ 
jurisdiction, providing a blueprint for orderly growth within the city and the desired developmental 
character. Careful attention to the existing uses while determining where to grow next in St. Augusta 
will allow the city to manifest its vision for the future physically. 

 

4.1 Land Use Versus Zoning 

The St. Augusta Comprehensive Plan sets the city's goals and objectives. These goals are accomplished 
through the revision, implementation, and enforcement of the zoning and subdivision ordinances 
administered by city staff, the planning commission, and the city council. 
 

Future land use categories are general 
designations based on general functions, such as 
agriculture, public, residential, commercial, 
industrial, and public/institutional. Land use 
designation sets the vision for what development 
or use is expected for each parcel.  
 

Zoning regulates the specific type and intensity of 
use within land use categories. The Zoning Map 
shows where specific land uses are permitted or 
prohibited, and the codes define development 
standards such as the types of buildings allowed, 
their size, heights, placement within a parcel, and 
the intensity or density of development.  

 

 

 

4.2 Goals 

Goal 1: Maintain desirable community character, public health and safety, and economic vitality by 
ensuring that development is premium quality and blends well with the community's natural, rural, and 
suburban makeup. 

¶ Policy 1: Encourage a creative approach (as opposed to "traditional" subdivision design) to land 
use and related development. 

Figure 1 Hierarchy of Land Use Decisions 
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¶ Policy 2: Plan for orderly and efficient growth that preserves natural resources and allows 
continued cultivation on productive agricultural lands. 

Goal 2: Plan for growth and economic development on a phased basis, providing a logical extension of 
urban and public services based on infrastructure capacity. 

¶ Policy 1: Plan land use development not to isolate or create land-locked parcels or 
neighborhoods; require that all public streets can access development. 

¶ Policy 2: Restrict new development and expansion of existing uses immediately adjacent to 
drainage ways, wetlands, shorelands, floodplains, and other natural features that perform 
critical environmental functions in their natural state.  

¶ Policy 3: Cluster-compatible uses and activities in functional and walkable neighborhoods. 

Goal 3: Retain productive agricultural lands for agricultural uses and discourage small-scale, non-farm 
subdivisions in productive agricultural regions. 

¶ Policy 1: Minimize impacts of development and agricultural operations on each other.  

¶ Policy 2: Regulate the subdivision of farmsteads and small parcels to not create future problems 
with land division or extension of services (streets and utilities). 

4.3 Current Zoning  

The 2002 comprehensive plan and associated zoning code included over a dozen districts. With this 
comprehensive plan update and subsequent zoning code update, the city is simplifying its land use 
categories and zoning districts. Before updating the comprehensive plan and zoning ordinances, the city 
had a dozen zoning categories, but only six were being used.  

¶ A-1 General Agriculture 

¶ R-1 Suburban Residential 

¶ INS Institutional 

¶ B-3 General Business 

¶ B-W Business/Warehouse 

¶ I-1 Limited Industrial 
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4.4 Opportunities and Issues 
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Trend 1: Balancing growth with retaining community character. 
 

Opportunities 

¶ Combining rural community character into development through aesthetic standards that would 
allow development to retain the visual impression of the community while pursuing new uses 
could spur development. 

¶ Pursuing redevelopment opportunities could increase the versatility of land used while retaining 
the surrounding area's character. 

¶ Using natural barriers to growth expansion can reinforce the balance between development and 
rural character. 

Issues  

¶ Balancing protecting rural character and resistance to growth could result in the community 
missing opportunities for economic development and increasing its tax base. 

¶ Community character and preferences may change as the population ages and core generations 
shift; planning only for current needs and ǘŀǎǘŜǎ Ƴŀȅ ŎƻƴǎǘǊŀƛƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅΩǎ ŀōƛƭƛǘȅ ǘƻ ƳŜŜǘ 
future needs. 

¶ Constraining growth and development could increase the tax burden on existing properties, as 
rates increase with time and inflation; allowing growth provides more tax base to distribute the 
costs across. 

 
Trend 2: Planning for development and land uses that are orderly and efficient.  
 

Opportunities 

¶ Taking a long-term approach allows the city to locate and stage future development based on 
natural features and efficiency in extending infrastructure instead of taking a reactionary or 
haphazard approach.  

Issues  

¶ The wastewater, water supply, and transportation infrastructure are coming from different 
directions, which makes it difficult to plan and stage growth so that all networks can be 
extended as areas are developed.  

 
Trend 3: Mismatch between areas primed for commercial and industrial growth and areas with 
infrastructure. 

Opportunities 

¶ The city has good access through federal and state transportation investments in I-94 and 
Highway 15, providing economic development opportunities.  

Issues  

¶ The Highway 15 corridor currently lacks access to wastewater and water supply infrastructure, 
which prevents it from developing at its highest and best business use based on good 
transportation access. This is suited to the land uses designated for development.  

¶ Residents on the city's west side do not have close access to goods and services. 
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¶ The city well site in the southern part of the city will make it expensive to extend the water 
mains to reach areas developing along Highway 15 and current development in the north and 
east parts of the city.  

4.5 Future Land Use  

The city is simplifying its future land use categories to include the following:   

¶ Agricultural: The Agricultural land use category exists to preserve, promote, maintain, and 
enhance land use for commercial agricultural and related purposes in St. Augusta. This land use 
category prevents scattered urbanization, allows for agricultural activities and related uses, and 
preserves natural resource areas. These areas are not planned for public infrastructure in the 
foreseeable future. Due to their lower density of development and population, they should 
require a minimum level of public services to support health, safety, and welfare.  

 

¶ Rural Residential: Rural Residential allows very low-density, large-lot residential development in 
areas not planned to be served by public wastewater and water supply infrastructure. This land 
use classification supports rural character, provides housing options, and maintains natural 
resources.  
 

¶ Urban Residential: Urban Residential allows residential development in areas served by public 
infrastructure, including water, wastewater, and roadways. Two correlated residential zoning 
districts allow for a range of housing types and densities to meet the needs of a growing 
community, including single-family homes, twin homes, and townhomes.  
 

¶ Commercial: The Commercial land use category aims to establish neighborhood centers along 
transportation corridors that provide convenient access to jobs, goods, and services. This land 
use category also allows for multifamily housing integrated into a mixed-use development. 
Commercial development is contingent on the availability of water and wastewater services to 
ensure a density and intensity of use that supports job growth and generates a tax base.  
 

¶ Industrial: Industrial land use provides an area for economic development, industrial uses, 
trucking, and warehousing. The areas are suitable for general industrial activities, have adequate 
and convenient access to major roads and highways, and provide effective controls for 
άƴǳƛǎŀƴŎŜέ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎΦ 
 

¶ Public/Institutional: Public/Institutional plans for areas that either currently provide a public or 
institutional use or are planned for future use. These uses often provide services or resources, 
frequently on a public or non-profit basis, rather than selling goods or services. Examples of 
public or institutional uses include, but are not limited to, places of worship, schools, libraries, 
government facilities,  or cemeteries. It is intended that uses would be compatible with adjacent 
developments.  
 

¶ Parks: Parks identify areas currently used for public and recreational areas.   
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The following table breaks down land use categories by acreage and percentage. The map on the next 
page shows the locations of land uses.  
 

Future Land Use Acreage Percent 

Agricultural (Rural Character) 12,554 66.9% 

Industrial 327 1.7% 

Park 93 0.5% 

Public / Institutional 49 0.3% 

Urban Commercial 1,345 7.2% 

Urban Residential 4,010 21.4% 

Parks 387 2.1% 

Total 18,767 100.% 

 
4.6 Future Zoning 

While the Future Land Use Map and its corresponding Zoning Map can indicate an immediate change to 
the zoning of property in a community, this is not the case for St. Augusta. In this comprehensive 
planning process, future zoning is being used to signal what the city wants to see as the zoning but is not 
adopting a new zoning map. Thus, the existing zoning will remain unchanged until a property owner or 
developer applies for a rezoning amendment. When these requests are made, though, they must be 
consistent with the city's future land use plans. The 2002 comprehensive plan, updated in 2005, and 
associated zoning code included over a dozen districts and four overlay districts. In addition to 
simplifying the land use categories and future land use, the city is simplifying its zoning districts, as 
shown in the table below: 
 

Zoning Acreage Percent 

A-1 Agriculture 10,633 56.7% 

R-R Rural Residential 1,702 9.1% 

R-1 Single Family Res 3,487 18.6% 

R-2 Medium Density Res 741 3.9% 

B-1 Neighborhood Business 297 1.6% 

B-2 Highway Business 1,114 5.9% 

I-1 Industrial 262 1.4% 

P/I Public/Institutional 49 0.3% 

Parks 93 0.5% 

Waterbodies 387 2.1% 

Total 18,767 100% 

The rezoning of all large-lot residential developments into Rural Residential zoned properties will occur 
as part of adopting a future land use map to ensure proper planning and treatment of the valuable 
homes in the local housing and redevelopment market. 

In addition to the zoning districts listed above, the city has two overlay districts that include additional 
regulations and standards: 

¶ Shoreland Overlay 

¶ Transitional Overlay 
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