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CITY OF NORTHFIELD: ECONOMIC VITALITY

• Tax Base Growth was a priority in current and last strategic plan
• 2018-2020 (initial)
• 2021-2024 (current)

• Prioritize infill while at same time moving steps forward for
development in NW area as primary new growth development for the
future

• Xcel Energy Shovel Ready Program (50 acres)
Note: Some area developed with solar farms so need to expand area

• NW Area Advisory Committee (2019) met and provided
recommendations and next steps:

• Incremental development consistent with recommendations
• Establish zoning

Note: originally staff was recommending a new district but upon closer
review the existing Economic Development Floating District (ED-F) will be
good fit for this area.



CITY OF NORTHFIELD: TAX BASE COMPARISON
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Industrial EMV 2020 - Peer Comparison

• Northfield’s Industrial Estimated Market Value is 23% of the Peer Group average
• Improving the City’s Industrial Tax base is a priority of the strategic plan



Key Ratios – Peer Comparison
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Key Ratios – Peer Comparison
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CITY OF NORTHFIELD: STRATEGIC PLAN GOALS

• Strategic Plan (2021-2024 Goals)
A. Commercial/Industrial (C/I) New Permit Value Increase by $50M by 2024
2021 = $25,151,988
2022 = $17,050,000

2021+2022 = $42,201,988
2023 = N/A
2024 = N/A

B. =<50% of new C/I developed on infill site
2021 = 100%
2022 = 100%
2023 = N/A
2024 = N/A

* In Process: Working on illustration to show how tax rate on how increased C/I
values will impact tax rates (if we are at middle of peers or top of peers).



CITY OF NORTHFIELD: CURRENT AVAILABLE LOTS
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CITY OF NORTHFIELD: CURRENT AVAILABLE LOTS 
(REASONABLE PRICE & RESPONSIVE OWNERS)

This Land
Not 

Available

14 
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39.9 

acres
URGENT: Northfield is substantially underserved by light industrial infill sites.   Economic 
development tax base goals cannot be served by existing properties so we must 
proceed with new growth plans.  



CITY OF NORTHFIELD: NW AREA NEW GROWTH

https://www.youtube.com/watch?v=SmPT_tIHNZQ&list=PLaCOoZBAZFQWet26HxmhLAcs7dFFnWZZ9&index=20


CITY OF NORTHFIELD: NEXT STEPS

• Xcel Energy is offering to fully fund an AUAR Process
• Estimated value $150,000 – $250,000

• Related Next Steps:
• Initiate AUAR Process and Complete
• Complete Re-Zoning Incremental (at least 50 acres – need to

adjust with solar farm)
• Explore zoning changes in areas for stand alone solar farms

with completion of City Energy Transition Plan (Nokomis Energy
2022)

• Infrastructure analysis
• Other to be determined



OVERVIEW: 
CERTIFIED SITE, READY SITE AND READY BUILDING

• Xcel Energy’s real estate programs help communities attract capital
investment and create new, high-paying jobs

• The programs focus on establishing real estate options to attract new
and expanding businesses

• This partnership ensures that our program follows a robust and 
credible certification protocol that site consultants and businesses 
value, and results in a broad inventory of sites and buildings in our 
eight-state service area



THE PROCESS



CITY COMPREHENSIVE ECONOMIC DEVELOPMENT PLAN 
(2006)

https://www.northfieldmn.gov/DocumentCent
er/View/575/CEDP---TIP-Plan-EconDev-
2006?bidId=

• This plan has “aged well” despite 
some data being very industry and 
market specific

• The study includes aligning where 
Northfield may be at a unique 
advantage and meets market 
needs

• Plan includes implementation 
strategies in the matrix including 
those we are currently doing with 
preparing for growth in a strategic 
manner

• Staff is following our plans as a 
guide to implement strategic 
priorities identified by Council

https://www.northfieldmn.gov/DocumentCenter/View/575/CEDP---TIP-Plan-EconDev-2006?bidId


SUCCESS STORIES
Hewlett Packard Enterprise – Chippewa Falls, Wisconsin
Hewlett Packard Enterprise (HPE) acquired Chippewa Falls-based Cray Inc. in 2019 
and is developing a Global Center of Excellence for High Performance Computer 
Manufacturing. HPE has a $200 million+ impact on the regional economy.
For more project information, click here (external link).

CloudHQ to start constructing $1 billion data center in Chaska next year

https://www.areadevelopment.com/newsItems/2-2-2021/hewlett-packard-enterprise-company-chippewa-county-wisconsin.shtml


SUCCESS STORIES
Umoja Biopharma Inc. – Louisville, Colorado
Umoja Biopharma Inc, a Seattle-based developer of cancer therapies, is setting up a 
146,000-square-foot facility in Louisville’s Colorado Technology Center. The plant will house 
labs, offices and manufacturing space for lentiviral vector production. The first 
manufacturing run is expected to begin in 2023. Umoja’s project is anticipated to create 
about 100 jobs, and equipment and capital expenditures could top $70 million over the 
next five years. Click here (external link) for more details.

Kalera – Aurora, Colorado, and St. Paul, Minnesota
Kalera, one of the fastest growing vertical farming companies in the United States, 
has established two new vertical farming operations in Xcel Energy service 
territories. The company opened its fifth vertical-grown-greens facility in an Xcel 
Energy Ready Building at Gateway 23 in Aurora, Colorado. They have also chosen 
to locate 80,000 square feet of operations in the previous Schmidt Brewery property 
in St. Paul, Minnesota, which will begin operations in May 2022. Click here (external 
link) for more details.

https://www.dailycamera.com/2021/08/30/seattles-umoja-biopharma-to-open-louisville-pharma-plant/
https://kalera.com/wp-content/uploads/2020/11/Denver-Facility-Press-Release-FINAL-October-5-2020-NOTC-1.pdf


What is an Alternative Urban Area-wide Review (AUAR)?

• Alternative to an Environmental Impact Statement (EIS). Answers the
same 20 questions contained in the EAW form to same level of detail
as an EIS

• Community planning tool
• Ideally suited to addressing the environmental effects of the 

development of a geographic area, where specific uses and timing 
are unknown

• Must be updated every 5 years until the project is built out. There are
active AUARs in Minnesota that have been in place over 25 years



AUAR Basics continued

• An AUAR includes Development Scenarios
• Allows the Responsible Government Unit (RGU) to analyze 

more than one future state scenarios, as opposed to a
single, well-defined development project

• The Environmental Quality Board (EQB) Rules require that 
AUARs study two or more scenarios; one of them must be the 
adopted Comprehensive Plan

• What’s the role of the RGU in an AUAR?



AUAR as a 
Planning 
Tool

• Starts with a vision to improve communities and develop
land responsibly

• Designed to analyze development over time
• Studies alternatives, which adds flexibility
• As with any good plan, evaluates cumulative impacts
• It’s all about the facts – supports funding and financing by 

eliminating uncertainty and risk

Arbor Lakes in Maple Grove



Establishing the 
AUAR Boundary

• The EQB is clear in stating 
that whether a development 
is within a defined AUAR 
boundary or not, any 
potential environmental 
effects from “related
actions”, or projects that
result in “cumulative 
impacts” must be 
considered.

• Recommended to err on 
the side of inclusion and 
logically defined geographic 
areas, as opposed to patch 
work quilts of parcels



Considerations When Selecting 
Development Scenarios
• With an adopted AUAR & Mitigation Plan, no EAWs or EISs are 

necessary for projects within the AUAR boundary if it is consistent with
one of the scenarios that has been studied and the project’s 
environmental effects are less than or equal to those studied in the
AUAR and covered by the Mitigation Plan

• Recommendation: identify the most intensive development 
characteristics. Adopting a Mitigation Plan for the, “worst-case 
scenario,” provides insurance that lesser impact development 
projects can be managed effectively.



Northfield Development Scenarios
• Both scenarios may be consistent with the adopted Land Use Plan, the 

difference being the nature of the industrial development
• What land use related factors could differentiate between development

scenarios?
• This is a major set of decisions and the next big decisions after setting

the AUAR boundary



Scoping EAW
• Purpose: provides reviewing agencies and 

public opportunity to identify issues and raise 
questions that will shape the AUAR and 
Mitigation Plan

• Process:
1) Set project boundary & define scenarios
2) Begin scoping process
3) Draft Scoping EAW
4) Revise
5) Distribute final Scoping EAW
6) 30-day comment period



Benefits as an economic development 
tool:

• Analyzes issues and needs in a larger area. 
Once adopted it has the same weight and 
authority as a local ordinance

• Expedited review process eliminates need for 
EAW or EIS for individual projects.

• Gives detailed guidance to local decision-
makers. Allows planning and budgeting to 
ensure that needed infrastructure and 
improvements are in place when needed to 
support development investment

• Mitigation Plan eliminates public and private
uncertainty.

• Still has regulatory teeth.
• Gets updated every five years, until build out

MITIGATION  
PLAN

Purpose: To identify and anticipate infrastructure, improvements and 
other mitigation measures to avoid adverse environmental impacts.



Lessons for RGUs

• Early agency feedback is hugely
important and beneficial.

• Great tool for proactive planning
versus taking reactive view in EIS.

• This fact-based process can 
neutralize controversy.

• Having an approved AUAR and 
mitigation plan in place can reduce 
the entitlement and permitting 
schedule for major projects by a 
year or more

Moorhead Growth Area AUARs



Required Topics

Cumulative
Impacts

Cover Types

Permits

Land Use

Geologic 
Hazards and  

Soil 
Conditions

Water 
Resources

Solid Wastes,  
Hazardous 

Wastes, 
Storage 
Tanks

Fish, Wildlife, 
Plant 

Communities,  
Sensitive 

Ecological 
Resources

Historic 
Properties

Visual 
Impacts

Air Quality

Noise 
Impacts

Transportation

QUESTION

RESPONSE



Zoning



Northfield Framework Plan

District: Districts are generally special use areas found within the city. The districts within Northfield are typically of a 
single use; in this case composed of large business or industrial structures. Districts are located along collectors
and arterial roadways.



Planned Roadway System



Annual Average Daily Traffic (AADT) Volumes



Existing Volume and Congestion



Water Resources
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