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INTRODUCTION
The Land Use element guides how to achieve the City’s vision for physical
development. It establishes desired land use patterns and identifies
locations where change or redevelopment is warranted or likely.
Land use planning begins with forecasts of growth in population,
households and employment. These figures are presented in Table 2-2,
later in this chapter. Based on these demographics, the Land Use Plan
identifies where residents will live, work, play and shop in conjunction
with plans for development and redevelopment.

MAJOR FEATURES OF THE LAND USE PLAN
Amendments to the 2008 Plan: The city is nearly fully developed.
Thus, there are only a few parcels that have not been built up beyond
farming or open space use. Consequently, the pattern of land use is
well established and there are only a few changes proposed from the
land use plan map adopted in 2009. Those involve:
The triangle at Little Canada Road, County Road C and the
railroad track: Change from entirely Commercial to Residential
and Commercial
South of the transmission line, west of Vanderbie Street:
Change from Low- and Medium-Density Residential to HigherDensity Residential
St. John’s Catholic Church campus: Convert a portion of the
campus to Higher-Density Residential for seniors’ housing
North Star Estates manufactured housing park: Change from
Industrial to Manufactured Housing
The rear of the Terrace Heights manufactured housing
park: Change from Low-Density Residential to Higher-Density
Residential.
The Rice Street corridor is guided for a mixture of retail or service
businesses, small office buildings and higher-density housing. The
two manufactured housing parks along Rice Street continue to be
guided as Commercial.
The Little Canada Road corridor west of I-35E is planned for a
mixture of retail and service businesses, small office buildings and
housing.
Industrial Locations: Change the North Star manufactured housing
park away from the Industrial land use category. Guide the industrial
properties west of the railroad tracks to retail or service businesses
or higher-density housing. Evolution may occur in those locations
through private re-investments.
The Land Use Plan identifies where
residents will live, work, play and
shop in conjunction with plans for
development.
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Infill development and redevelopment for housing is primarily
guided toward middle- and higher-density housing types. However,
opportunities still exist in the northeastern neighborhood for new
single-family housing.
Land Use

Surface Water: The plan continues to protect wetlands, floodplains
and shorelands.
Water Utility Trail: A multi-use path should be proposed to the
southern half of the St. Paul Water Utility corridor, from Spooner Park
to Highway 36.
New Parks: No new park land is proposed. Existing parks and trail
corridors are reflected on the land use plan map and in the Parks and
Trails chapter of this comprehensive plan.
Regional Growth Forecast: The land use plan appears able to
accommodate the modest growth forecast by the Metropolitan
Council.
Zoning Code Amendments: Amend the zoning code, especially
commercial and industrial development, medium- and higher-density
housing, the planned-unit development district, all conditional uses
listed, and landscaping and visual screening.

EXISTING LAND USE
The City of Little Canada is designated “suburban” by the Metropolitan
Council’s Community Designation Map. The Council defines Suburban
as communities that experienced continued growth and expansion
during the 1980s and early 1990s, and typically have automobile-oriented
development patterns at lower densities than in previous eras.
As stated in Thrive MSP 2040, 30 percent of the region’s new households
and about 50 percent of the region’s new jobs will be located in
these types of communities, primarily through infill development
and redevelopment. Projected growth for developed communities
is anticipated to occur through reinvestment at higher development
densities, such as greater than 5 dwelling units per acre. The City’s land
use policies and strategies reflect this regional strategy.
According to the Metropolitan Council’s estimate, Little Canada is
approximately 2,869 acres, or just under 4.5 square miles in size. As shown
on the following map, existing land use in the City is predominately low
density residential, encompassing 36% of the city’s total acres. Road rightof-way, lakes and ponds cover another large portion of the City’s area,
totaling 973 acres or 34 percent.

Age-Friendly Community: Little
Canada has a full range of housing
densities plus a spectrum of
employment opportunities.

Little Canada Comprehensive Plan
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Table 2-1: Categories of Existing Land Use, 2019
Categories

4

Net Acreage Percent

Description

Low Density Residential

822

29

Single- and two-family houses

Medium Density Residential

64

2

Attached housing in which each unit has an
individual exterior entrance, such as townhouses

Higher Density Residential

93

3

Attached housing in which each unit has an entrance from
a shared hallway, such as apartment buildings

Manufactured Housing

56

2

Housing commonly known as mobile homes;
located in a centrally managed development

Commercial / Retail

126

4

Retail and service businesses

Business / Office

104

4

Manufacturing, warehousing and research &
development; may include office buildings

Mixed Use

3

<1

Industrial

154

5

Manufacturing, business serves and warehousing

Public and Institutional

118

4

City buildings and facilities, schools, places of worship,
cemeteries, and public or private utility sites or corridors

Park

70

2

Lands owned by the City for outdoor recreation and natural
protection and interpretation, not including wetlands

Undeveloped

21

1

Land not converted to any of the uses
listed above, includes farming

Utility / Linear Park

138

1

City of St. Paul Water Utility corridor with a bike path

Utility

18

1

City of St. Paul Water Utility corridor

Railway

34

1

Land used for railroad tracks

Open Water

26

1

Lakes and ponds, not including other wetlands

Wetlands

540

19

Land mapped by agencies as permanent wetland

Road right-of-way incl hwys

569

20

Land owned for public roads of all kinds

Housing above commercial space

Land Use

EXISTING LAND USE
2040 Comprehensive Plan

Little Canada Comprehensive Plan
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CURRENT ZONING
The zoning code is a City law that regulates the use of land and the design
of development, a power given to all Cities by the State. Zoning helps
avoid incompatible relationships in the pattern of development, provides
confidence to investors and owners helps in planning streets and utilities,
and generally boosts the overall value of development.
The Little Canada zoning code has 18 districts that closely follow the land
use plan map and are described below.
The following map shows the pattern of these zoning districts.
Residential Zoning Districts
The City has four residential zoning districts:
The Single-Family Residential District (R-1) District provides for low
density single family detached dwelling units, and directly related
complementary uses, and corresponds to the Low Density Housing
Land Use Plan designation.
The Medium Density Residential District (R-2) establishes standards
for low- and medium-density housing, achieved through buildings
with one to four dwelling units. Any attached housing units must
be under condominium ownership. It corresponds to the Medium
Density Housing category on the Land Use Plan map.
The Higher Density Residential District (R-3) allows all types of
attached housing up to approximately 29 housing units per net acre,
and manufactured housing parks.
The Manufactured Housing District (R-4) allows manufactured home
communities.
Business Zoning Districts
The city has four business districts:
The Automotive Business District (B-2) allows businesses that
generate large amounts of auto traffic and regulates most of them
as Conditional Uses instead of Permitted Uses. Adult businesses are
included in this district.
The General Business District (B-3) allows a wide variety of retail
and service businesses that may draw from the entire community or
region. Housing for the elderly is allowed as a Conditional Use.
The Comprehensive Business District (B-4) allows all the land uses
provided by the B-2 and B-3 districts, but is intended to be located
in areas of existing business development where mixed commercial
activities do not detract from the City’s development objectives in the
“downtown” area.
The Business-Warehousing District (B-W) allows office buildings,
office-warehouse and office-showroom buildings.
Industrial Zoning Districts
There are three industrial zoning districts:
6
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The Light Industrial District (I-1) allows all uses permitted in the
Business-Warehousing District plus manufacturing businesses and, as
Conditional Uses, motor vehicle sales and outdoor storage.
The General Industrial District (I-2) has no Permitted Uses but allows
as interim uses the outdoor storage of aggregate materials and/or
recycling.
The Industrial Park District (I-P) allows offices, warehouses and
manufacturing businesses in a campus-type setting.
Special Districts
There are five special districts:
The Planned-Unit District allows for mixtures of residential,
commercial and industrial development through negotiation with
the City. These types of land use are not allowed in a “PUD:” multiplefamily housing except for seniors, auto repair and auto refueling. As
of 2019, there were seven PUD sub-districts, each corresponding to a
single parcel of land and tailored for a specific development project.
This frequent but unconventional use of the common planned-unit
development provision indicates that the other zoning districts are
probably out of step with the land development market or otherwise
inadequate. Relying on the negotiated PUD approach tends to be
stressful and unfair to both the applicant and the City.
The Floodplain District regulates development in designated areas
that are prone to flooding. It supplements the “underlying” zoning
district.
The Shoreland District regulates development within 300 feet of
seven designated lakes and 1,000 feet of one unnamed stream. It
supplements the “underlying” zoning district.
The Wetland District protects the aquatic and vegetative functions
of certain low-lying areas designated by the state or federal
governments. It supplements the “underlying” zoning district.
The Public District allows governmental buildings, parks, schools,
churches, cemeteries and day-care businesses.

Age-Friendly Community
Zoning that allows a full range of
housing types will provide choices
for people in every stage of their
life.
Little Canada Comprehensive Plan
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PATTERN OF ZONING, 2019
2040 Comprehensive Plan
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FORECAST OF POPULATION, HOUSEHOLDS
AND EMPLOYMENT
Table 2-2 shows past and forecast numbers for local population,
households and jobs.
The sources are the decennial U.S. Census, the ongoing American
Community Survey and the Metropolitan Council.
The City of Little Canada agrees with the most recent forecasts published
by the Metropolitan Council, which are shown below. The employment
forecast was prepared by the City because the Metropolitan Council did
not publish updated employment figures. These forecasts are used in the
land use, transportation and wastewater chapters of this plan.
The forecasts will be evaluated during each future round of
comprehensive planning

Table 2-2: Forecasts of Population, Households and Employment
Forecasts
2000

2010

2019

2020

2030

2040

Population

9,771

9,773

10,580 10,600

10,800 10,800

Households

4,375

4,393

4,684

4,650

4,900

4,900

Employment

5,960

5,467

6,041

6,000

6,500

7,000

Average
Household Size

2.23

2.22

2.21

2.27

2.20

2.20

Sources: U.S. Census Bureau, Metropolitan Council.
Note that the employment count in 2010 was made during a steep
economic recession.

Little Canada Comprehensive Plan
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LAND USE PLAN
The Future Land Use Plan is designed to organize the community so that
housing, jobs and public services can be provided in a balanced and
sustainable manner. The plan is the foundation of the zoning map and
guides the plans for transportation, parks and public utilities. Because
Little Canada is a developed community, the map of future land use does
not differ significantly from the maps of existing land use and zoning.

Table 2-3: Acreage of Future Land Use
Land Use
Low Density Residential
Medium Density Residential
Higher-Density Residential
Manufactured Housing
Commercial / Retail
Residential - Business
Core Mixed Use
Industrial
Public or Institutional
Park
Utility and Linear Park
Railway
Open Water
Wetlands
Road right-of-way incl. hwys
Total

Age-Friendly Community
As the land use plan allows the
expansion of housing options
and job opportunities, people will
be able to enjoy Little Canada as
young singles, childless couples,
families and empty -nesters and
beyond.
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Acres
767
59
158
33
162
13
40
222
121
70
55
35
26
540
569
2,869

Percent
26
2
6
1
6
<1
1
8
4
2
2
1
1
19
20
100

The Future Land Use Plan is designed to accomplish the established
goals and policies for land use planning through 2040. The Plan allows
for property owners to make reasonable use of their property within the
context of changing markets and existing public infrastructure including
streets, sewer and water and stormwater control. As new development
proposals come forward and public investment needs and opportunities
arise, long term planning goals must be considered together with
current conditions in order to determine the most efficient and effective
provision of City services.
The map also accommodates the growth in population, households and
jobs presented previously.

Land Use

Table 2-4: Land Use Plan Categories, Intensities and Corresponding Zoning Districts
Category
Low-Density Housing

Land Uses
Single-family homes.

Zoning Districts
R-1, Single-Family District

The density range is 2.5 - 4 housing units per
acre net of wetlands and street rights-of-way. The
minimum lot size in this district is 11,000 feet and
the minimum lot width is 85 feet.
One- to eight-unit residential buildings. Includes
the three manufactured housing communities.

R-2, Medium Density
Residential District

The density range is approximately 4 to 10 units
per net acre.

R-4, Mobile Home Park

Higher-Density Housing

All forms of attached housing ranging from
approximately 10 to 29 dwelling units per net
acre. Does not included detached housing.

R-3, High Density Residential
District

Commercial

Business providing retail trade or service for
individuals or businesses; seniors’ housing.

B-2, Auto-Oriented District

Expected floor-to-area ratios are forecast to average
0.20:1.0.

B-3, General Business

Business providing retail trade or service for
individuals or businesses; group day care; seniors’
housing; commercial recreation; auto service
stations, etc.

B-4, Comprehensive Business
District

Medium-Density Housing

Core Mixed Use

Forecast shares: 80% commercial, 20 percent
residential at 10-25 dwelling units per acre.
Residential- Business

One- and two-family dwellings. By special permit:
retail businesses; professional offices; dwellings
with four or fewer units; mixed residential and nonresidential uses; nursing homes; housing for the
elderly; rental halls.

R-B, Residential Business
District

Forecast shares: 60 percent non-residential,
40 percent residential at 10 dwelling units per
acre. The allowed range of housing densities is
approximately 4 to 10 units per net acre.
Industrial and Office

Light industrial buildings, office buildings, officeshowroom buildings, office-warehouse buildings,
manufacturing-related warehousing, and aggregate
stockpiling.

B-W, Business-Warehouse
I-P, Industrial Park
I-1, Light Industrial
I-2, General Industrial

Expected floor-to-area ratios are forecast to average
0.15:1.0 for industry and 0.25:1.0 for office buildings.
Public and Institutional

City buildings and facilities; schools; public utility
sites and corridors; places of worship.

P, Public District

Employees per acre will vary from 0 for utility
properties to 22 for office buildings.
Park and Open Space

Public parks and public open space for
environmental protection

Wetlands, lakes and streams Publicly-designated wetlands; lakes and ponds;
streams.
Major Highway

I-35, I-694, US 10, Minnesota 36 and County
Highways 49, 21, 111, 140 108, 58, 19, 22, 139, 60
and 142.

Little Canada Comprehensive Plan

P, Public District
W, Wetland Systems
FP, Floodplain District
S, Shoreland District
P, Public District
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PLANNED LAND USE
2040 Comprehensive Plan
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Land Use Plan Districts
The categories on the Land Use Plan map are described in the table
below.
Please refer to the following two sections, Land Use Plan by District and
Focus Areas, to learn about possible locations of new development and
redevelopment. Because the city is nearly fully developed, locations of
change tend to be small and isolated, and the timing is difficult to predict.

Table 2-5
Forecast of Acreage by Land Use Type, 2020 to 2040

STAGED INFILL GROWTH AND
REDEVELOPMENT
This section describes the general locations, types, amounts and timing of
potential infill growth and redevelopment, including relationships to the
Local Sewer Plan and the city’s share of the regional need for affordable
housing for 2021 through 2030.

Locations Likely Available for New Development
Locations: Infill development and redevelopment are likely to occur in
Planning Districts 2, 3, 4, 5, 6, 10 and 12 between 2018 and 2040. See
the map below for the locations of those districts. The following section,
Land Use Plan by District, also describes locations and types of potential
development. Scattered changes may occur in other Planning Districts.
Little Canada Comprehensive Plan
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Types: Growth will include housing, retail or service business, and
industry. Some of this growth will be intensifying previous construction,
some will be replacing previous buildings and some will be construction
on previously undeveloped sites.
Amounts: That potential growth has been included in Table 2-6,
Forecasts of Population, Households and Employment; in Table 2-5,
Forecast of Acreage by Land Use Type 2020 to 2040; and detailed in Table
2-6, below. If the 21-acre farm site in District 9 becomes entirely housing
instead of being equally housing and industry, these figures would
change accordingly.
Timing: It is not possible to say with confidence when such growth may
occur because those decisions are up to the private market. Because all
necessary public infrastructure is in place, the City cannot manage the
timing of growth. None of this growth would require an extension of the
Urban Service area nor regional infrastructure for roads, sewers or surface
water management.

Table 2-6: Infill or Redevelopment Land Use, Acreage, Density and Housing Units
Location

Growth Land Uses

Acreage
Involved

FAR or units /
Net Acre

Jobs per
Net Acre

Added Housing
Units

District 2

Industrial
Retail

10
5

0.20
0.15

20
17

District 3

Retail
Higher-Density Housing

7
4

0.15
15 to 25

13

Retail
Office
Higher-Density Housing

17
44

4

0.14
0.25
10 to 25

District 5

Retail
Office

2
1

0.15
0.20

13
44

District 6

Mid-density housing

4

5 to 10

20 to 40

District 10

Mid-density housing
Higher-density housing

4
9

5 to 10
10 to 25

20 to 40
90 to 225

District 11

Lower-density housing

2

2 to 4

4 to 8

District 4

60 to 100

40 to 100

FAR = floor-to-land area ratio. Units = housing units.

Potential Local Infrastructure Impacts
Because Little Canada is nearly fully developed, virtually every road and
utility line needed to support growth already exists. Therefore, City
investments to support growth will be concentrated on road
14
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maintenance or reconstruction, isolated intersection improvements,
additional sidewalks and bicycling lanes, and isolated utility line repairs.
Some of the road improvements will be done in cooperation with Ramsey
County. A few bus stop improvements may be installed by Metro Transit
in cooperation with Ramsey County.
Locations for public infrastructure improvements to support growth are
anticipated to be:
Rice Street: In cooperation with Ramsey County and the City of
Roseville, prepare and implement a plan for improved traffic flow,
parcel access, walking, bicycling, landscaping and lighting. The plan
should also address private site design, landscaping, lighting, signs
and zoning. These improvements are anticipated to occur before
2040.
Districts 2, 3, 5, 9 and 11: Short lengths of local streets may be
installed by private land developers in Districts 2, 3, 5, 9 and 11 as
large parcels are divided for infill growth. See the section below, Land
Use Plan by District, for descriptions of growth opportunities and
locations. These improvements are anticipated to occur before 2040.

Ability to Service Planned Growth
The infrastructure of the City of Little Canada will be able to
accommodate the forecast growth of housing, shopping and jobs with
undue expansion, expense or congestion.
All of the needed arterial streets exist and have unused capacity. Along
Rice Street, County Highway 49, turning improvements have already been
made at each of the major intersections.
The average daily sewer outflow from the city is at only 53 percent of its
allotted capacity, and the additional growth before year 2040 will bring
that figure to only 57 percent.

Coordination with the Local Wastewater Plan
The forecasts of population, households and employment shown in Table
2-2 have been used as the basis for estimates shown in the sanitary sewer
portion of the Water Resources chapter of this plan.
Only minor extensions of public wastewater lines and private lateral
lines will be needed to serve the growth described in this plan before
year 2040. Those lines will be installed by private land investors as
development occurs.
The wastewater element of this plan indicates that the total average daily
sewage outflow from the city will be approximately 1.3 million gallons
per day, which would be approximately 57 percent of the city’s allotted
capacity.

Support for Local Share of Affordable Housing
The City’s share of the regional need for additional affordable housing
between years 2021 and 2030 is 72 units. There is sufficient land allocated
on the land use plan map and in the forecast of households to
Little Canada Comprehensive Plan
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accommodate that growth along with market-rate housing over those 16
years.
The City has proposed a slightly higher forecast of households than did
the Metropolitan Council. The land use plan map includes locations
where zoning would change from lower-density housing to medium- or
higher-density housing in Planning Districts 4, 5 and 10.
The plan would allow the redevelopment of the two manufactured
housing parks along Rice Street but not the park near Country Drive.
Those three locations accommodate 450 affordable housing units.
The City’s zoning regulations for medium- and higher density housing
conform to the regional standards:
Medium-density housing (R-2 zoning): 4 to 10 housing units per net
acre
Higher-density housing (R-3 and Core Mixed Use): 10 to 29 units per
net acre.
The City cooperates with the Ramsey County and the Metropolitan
Council Housing and Redevelopment Authorities in programs to build
affordable housing and accept housing rental assistance vouchers.

Effect on the Manufactured Housing Parks
There are three manufactured housing parks in Little Canada, totaling 450
housing units:

Table 2-7: Manufactured housing Parks in Little Canada
Name

Address

Current Land
Use Plan

Current Zoning

North Star Estates

3001 Country Dr

Industrial

Industrial Park and
Planned-Unit Development

3020 Estates

3020 Rice Street

Commercial

B-3, General Business

Terrace Heights

2442 Rice Street

Commercial

B-3, General Business and
R-4, Mobile Home Park

These parks are a land use planning issue for the City because the homes
are a major local source of affordable housing for very low income
residents, and there may be market pressure to convert the land to other
uses.
The two parks along Rice Street are in locations desirable for other uses,
such as medium-to-higher density multiple-family housing, retail shops
or office buildings. The options for North Star Estates may be more limited
because of the poor soil conditions; however, there are some small
industrial buildings on similar soil just to the north.
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North Star Estates and Terrace Heights are both under corporate
ownership, while 3020 is privately owned. The manufactured homes
themselves are privately owned by their residents but the lots are leased
from the park owner. Each of the manufactured housing parks has
regulations against renting individual manufactured homes. The homes
range in assessed value from a few thousand dollars to around $100,000.

State Law
Minnesota Statute 327C governs manufactured home parks rentals
and balances rights and responsibilities for both the residents and the
park land owners. Covered are the terms of rental agreements, renting
homes, screening buyers and tenants, park rules, fees, rent increases, sale
of homes within the park, eviction proceedings, defenses to eviction,
prohibiting retaliatory actions by owners, freedom of expression, and
right of access by owners.
Importantly, state law also addresses closing parks to convert the land to
another use. If the land owner moves to close the park, the law requires
that:
Residents are informed at least 12 months before the closing date
The local government must notify each resident and hold a public
information meeting in which:
The residents rights are explained
The impact on the displaced residents is described
The residents are informed that they may be eligible for payments
from the Minnesota Manufactured Home Relocation Trust Fund
The amount of relocation payment is established in the law and
administered by a neutral third party; the owner’s obligation to
contribute to the Trust Fund is described
The residents are given a 45 day period in which their representative
may offer to buy the park for the amount requested from an outside
buyer and deposit earnest money

Comprehensive Planning Recommendation
The recommended land use and zoning designations for these parks are:

Table 2-8: Land Use Plan and Zoning Designations for the
Manufactured Housing Parks
Park

Proposed Land Use Plan
Designation

Proposed Zoning
Designation

North Star
Estates

Manufactured Housing
Park

R-4, Manufactured
Housing Park

3020 Estates

Commercial

B-3, General Business

Terrace Heights Commercial

Little Canada Comprehensive Plan

B-3, General Business and
R-4, Mobile Home Park
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Terrace Heights and 3020 Estates: The planning and zoning for the two
parks along Rice Street would not change under this comprehensive plan.
Neither currently has the protection of the manufactured housing park
land use plan or zoning designations.
North Star Estates: The planning and zoning for North Star Estates
would change to manufactured housing park. This affirms the City’s
intention that North Star Estates should remain in its present use for the
foreseeable future. It also gives an added level of protection against
change, as a rezoning would be required to change to some other land
use. Nevertheless, a land use change would not be impossible.
As described above, relocation payments are required to be paid to
residents of manufactured home parks if the land is converted to another
use.

Additional Housing Policy
Please refer to the Housing Plan chapter of this comprehensive plan for
additional policy regarding the manufactured housing parks.

Age- Friendly Community
As the land use plan allows the expansion of housing options and
job opportunities, people will be able to enjoy Little Canada as
young singles, childless couples, families and empty-nesters and
beyond.

LAND USE PLAN BY DISTRICT
The following are district-by-district descriptions of current development,
land use planning intentions, and potential locations of infill growth
or redevelopment. Please refer to the district location map on the
following page.
18
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PLANNING DISTRICTS
2040 Comprehensive Plan

Little Canada Comprehensive Plan
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District 1: North of I-694
District 1 consists of a residential neighborhood north of I-694 near Twin
Lake served by Vadnais Boulevard and Twin Lake Boulevard.
This neighborhood consists of single-family housing and is mostly
developed. The only property with foreseeable potential for resubdivision or redevelopment is located along Twin Lake Boulevard
between I-694 and the Five Star Mobile Home community in Vadnais
Heights.
This area is subject to joint powers agreements between Little Canada
and Vadnais Heights for utilities in some areas, but sewer and water lines
have not yet been extended to all properties. However, utility extensions
would be required for any additional subdivision and/or development.
Land Use Plan
The land use plan designates this property for medium density housing,
which could accommodate detached or attached housing such as 2’s, 4’s
or townhouses in the range of 5 to 10 dwelling units per acre.
As an alternative, the City could consider a higher density residential
proposal if more of the natural characteristics of the site were preserved.
Soil and ground water conditions may limit development.
A wall along the freeway reduces but does not eliminate noise.

20
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District 2: Northwest
District 2 is a commercial and industrial area in the northwest corner
of the City bounded by Rice Street, I-694, I-35E plus the transition line
between industrial and residential areas south of Owasso Boulevard.
The soil types in the area bounded by the streets named Spruce, Ryan,
Owasso and Country are predominately Seelyville muck and udorthents,
neither of which is conducive to buildings or urban development.
Land Use Plan
In the far northwestern corner of the district, commercial and highdensity housing are planned near the interchange of Rice Street and
I-694.
Northwest: In the northwest, the City supports the eventual
development and redevelopment of business properties, particularly
where Rice Street traffic problems have been reduced by improved access
to Country Drive. Commercial development may include office and retail
businesses.
South: The southern half of this district is occupied by a variety of
industrial businesses, most with lower-value buildings and large areas of
outdoor storage. While the City’s zoning regulations allow these uses, it
is the goal of the City that the owners will continually improve building
quality, site planning, landscaping, signs and streets. The zoning code
should be reviewed to ensure that its standards support such evolution.
However, the amount of existing development and the poor soil
conditions present financial impediments. Therefore, the City is willing to
assist financially in projects that would resolve the many issues related to
current site and building conditions.
Northeast: The northern and eastern portions of District 2 have some
of the same soil problems mentioned above, but because of its extensive
exposure to the 694 / 35-E interchange area it has seen a higher level of
development. The City hopes to continue this redevelopment pattern
with land uses including large commercial buildings such as offices,
office-showroom, and office-warehouse buildings. Retail businesses may
be appropriate as long as access is properly designed.
Rice Street: Districts 2, 3 and 4 would benefit from traffic and
appearance improvements along the length of Rice Street, County
Highway 49, including the adjacent private properties. Thus, a
cooperative corridor plan should be prepared and followed involving
Ramsey County and the City of Roseville. The plan should address both
public and private actions, including traffic flow, parcel access, walking,
bicycling, landscaping, lighting, signs and site design. Please refer to the
plans for Focus Areas 1, 2 and 3 (below) for guidance on land use and
urban design.
Rice Street is the major bus transit route for Little Canada, although just a
local bus route on the regional system. Consequently, in this corridor the
Little Canada Comprehensive Plan

Cardigan Ridge is a Senior Living
Facility located off Rice Street in
District 2.
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City intends to maximize employment, shopping, hospitality and housing
along with walking and bicycling access.
Rail Corridor: This district area includes part of the Minnesota
Commercial Railway alignment, which is an active freight line. The
Metropolitan Council has studied that alignment from downtown
Minneapolis to White Bear Lake as a potential corridor for light rail transit.
Little Canada and neighboring communities support that concept.

District 3: Rice Street at Little Canada Road
At Rice Street and Little Canada Road, the City has taken an active role in
reclaiming a series of underutilized properties for new mixed- or multiuse development. This process is ongoing and follows a master plan led
by the City. Retail and small office buildings exist along the two arterial
roads, with mid- or higher-density housing to the rear. The entire area has
been zoned Planned-Unit Development to permit a more extensive City
role in regulating building style, site use and land uses.
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Land Use Plan
North: The northern-most portion of this district along Rice Street
may benefit from redevelopment as well, and the City has expressed a
willingness to permit certain low-impact industrial uses in portions of
the district that have little visual exposure to Rice Street or Little Canada
Road. Such land uses would need to be limited to those which are
compatible with the retail focus along the two major roads.
Market Place Center: The Market Place, a linear shopping center that
does not face Rice Street, has seen a series of face-lifts. It supports
retail businesses although its limited visibility has probably hindered its
viability. For the near term, no significant changes are foreseen for this
portion of the district. However, in the long term a more intensive mixedor multi-use redevelopment would fit well with the other nearby new
investments. Please refer to Focus Area 3, below, for additional guidance.
Rice Street: Districts 2, 3 and 4 would benefit from traffic and
appearance improvements along the length of Rice Street, County
Highway 49, including the adjacent private properties. Thus, a
cooperative corridor plan should be prepared and followed involving
Ramsey County and the City of Roseville. The plan should address both
public and private actions, including traffic flow, parcel access, walking,
bicycling, landscaping, lighting, signs and site design. Please refer to the
plans for Focus Areas 1, 2 and 3 (below) for guidance on land use and
urban design.
Rice Street is the major bus transit route for Little Canada, although just a
local bus route on the regional system. Consequently, in this corridor the
City intends to maximize employment, shopping, hospitality and housing
along with walking and bicycling access.

Age-Friendly Community
The evolution of Planning District
3 allows the opportunity to create
a dense, diverse and walkable
environment suited for residents
and visitors of all ages. Those
changes have begun with The
Lodge, a mixed-use commercial
and residential development, small
offices and two apartment buildings.
The Lodge includes housing for
seniors and the general market.
Little Canada Comprehensive Plan
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District 4: Rice Street South
The southwest corner of the community is dominated by commercial
land uses along Rice Street, including revitalized commercial areas near
the interchange of Rice Street and Highway 36. Other major land uses
include the Roosevelt Middle School campus, the corporate campus
for Abbott, a major medical technology firm, and a protected wetland.
District housing includes a manufactured housing community along Rice
Street zoned for possible commercial redevelopment and twin-home
neighborhood.
Land Use Plan
Infill and Redevelopment: Opportunities exist for properties to be
redeveloped and used more fully along Rice Street and even on the
Abbott campus. Please refer to Focus Areas 2 and 3, below, for additional
guidance.
Rice Street Corridor: As with Districts 2 and 3, improvements to
the function and appearance of Rice Street would likely hasten new
private investments in abutting and nearby properties. Thus, the
City should partner with Ramsey County and the City of Roseville to
prepare and implement a corridor plan for greater traffic capacity, access
management, pedestrian and bicyclist movement, landscaping, lighting,
signs and zoning. Please refer to the plans for Focus Areas 1, 2 and 3
(below) for guidance on land use and urban design.
Rice Street is the major bus transit route for Little Canada, although just a
local bus route on the regional system. Consequently, in this corridor the
City intends to maximize employment, shopping, hospitality and housing
along with walking and bicycling access.
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District 5: North Central West of I-35
District 5 is between the Canadian National Railroad tracks and I-35E and
between the industrial area and Old County Road C.
Land use includes a variety of stable residential neighborhoods, retail and
service businesses near I-35E, small office buildings along Country Drive,
ponds and wetlands, all west of I-35E. Housing types includes singlefamily detached, duplexes and apartments.
Land Use Plan
An opportunity for evolution is along Little Canada Road from the I-35E
to Rice Street (in District 4). This corridor has long been in transition
from an uneasy mixture of houses and small commercial buildings to
a celebrated feature of the community. It appears that the future of
the corridor in the Districts 4 and 6 will be a combination of new retail
and service businesses, small office buildings and multiple-family
housing. All of these types of land use can co-exist with proper site
planning, landscaping and access management. The City has invested
in landscaping, lighting, monuments and sidewalks from Rice Street to
County Highway C in order to unify the corridor across the community;
the sections from County Highway C to the freeway and east into the
original village remain to be improved.
Along Country Drive, there are opportunities for infill growth and
redevelopment.

The City has invested in landscaping, lighting, monuments and
sidewalks from Rice Street to County Highway C in order to unify the
corridor across the community
Little Canada Comprehensive Plan
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District 6: South Central West of I-35
District 6 is west of I-35E between Old County Road C and Highway 36.
For the most part, this district has stable neighborhoods, including many
newer rental or condominium apartment buildings.
There appear to be opportunities for redevelopment of older housing, resubdivision of large parcels and infill growth south of County Road B-2.
The City has been active in facilitating housing improvement and
maintenance here, either through direct financial assistance to owners
or indirectly by public streetscape improvements, helping to ensure
continued investment

District 7: South of Highway 36
District 7 is entirely south of Highway 36, both west and east of I-35E.
West of I-35E, the district developed with a bus transit park-and-ride lot,
retail and industry, self-storage and a large building for Abbott Medical.
East of I-35E is a neighborhood of large-lot houses.
Land Use Plan
No changes in the land use plan or zoning map are presently
recommended for this District.
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Top: Park-and-Ride located on Rice
street and Highway 36.
Bottom: Joe’s Sporting Goods is a
popular destination for outdoor gear
and clothing. It is located South of
Highway 36 in Distrcit 7.

District 8: Central South
East of I-35E in the northeast quadrant of the I-35E and Highway 36 are
neighborhoods of detached housing, wetlands and ponds.
Land Use Plan
This district is fully developed, and except for the possibility that a few of
the larger parcels may be split into an additional lot or two, no change is
expected to this area.

District 9: Little Canada Road East of I-35E
Just east of I-35E along Edgerton Street is the location of the original
village of Little Canada, with its mixture of institutional uses (school,
fire stations, church, City Hall and parks), single-family housing and
small commercial buildings. As with the rest of the City, this area is fully
developed.
Land Use Plan
Over time, it is expected that some of the single-family housing along
Little Canada Road will be redeveloped. The City will consider these
requests with attention to access management and site planning, along
Little Canada Comprehensive Plan
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with case-by-case environmental improvements. This area includes a
complex of wetlands that drains toward Gervais Lake, the community’s
major environmental and recreational resources. Consequently,
maintaining water quality will continue to be an important consideration
in this and other districts.

Age-Friendly Community
Planning District 9 may include a large park with both active and passive
recreation, housing designed for seniors and institutional facilities such as
a church and City Hall.

Little Canada City Hall and Fire Station are located along the Little
Canada Road corridor in District 9.
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District 10: Central North
Southeast of the I-35E and I-694 interchange, District 10 includes a varied
mixture of land uses including single-family neighborhoods of varying
age, townhouses along the City’s largest park, apartment buildings,
office-warehouse buildings and even a farm. The City’s public works
building is located next to Pioneer Park at the corner of Centerville and
Labore Roads.
The City has helped to upgrade some of the apartment buildings and
expects to continue to do so. Resolving these issues will continue to be
key in preserving property values and minimizing the costs of services
that impact the community at large.
Little Canada Comprehensive Plan
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Land Use Plan
In the northern portion of the district, an undeveloped 20 acres is divided
by an electrical transmission line. North of the power line, high-density
housing is planned, including land extending to Edgerton Street. South
of that line would be a mixture of high-density and mid-density housing,
possibly including some detached housing, with the higher density
housing to the west near the industrial area. New housing could extend
east to Edgerton Street. The plan shows continued low-density housing
along Allen Street.
Please refer to Focus Area 4, below, for additional guidance.

District 11: Lake Gervais Vicinity
This district consists exclusively of detached housing adjacent or near
to Gervais Lake, and includes some of the highest value homes of the
community. There is very little undeveloped land in this district, although
a few parcels have potential for a lot split.
Land Use Plan
The primary objective here will be to maintain the existing land use
pattern while seeking seek opportunities for surface water improvements
to protect the lake. Many of these improvements may be private
initiatives, such as lake-side buffer strips and better on-site infiltration.
The City recently adopted zoning regulations that will complement such
efforts.

Lake Gervais is a popular recreational spot in the community. Located
in District 11, much of the surrounding land is housing development.
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District 12: Northeast
The northeastern portion of Little Canada is entirely single-family housing
or wetlands. Some of the housing has been built in the last 20 years.
Because of the wetlands, the primary remaining development potential
may involve dividing large parcels that already have a house. There are
also problems with public utilities in some areas.
The boundary with the City of Vadnais Heights runs down the middle of
County Road D.
Land Use Plan
Infill and redevelopment here must fit into the context of the existing
neighborhood. This means that detached houses are the only likely
possibility and that any land divisions must be done with respect for
nearby houses.
To accomplish this objective, the City adopted standards in 2008 for
single-family housing, including tree preservation, impervious surface
coverage, building setbacks and lot sizes.
It is acknowledged that many of these properties have development
constraints. For most, the limitations are at least part of the reason that
the area remains partially undeveloped. The City encourages property
owners to work creatively with the land toward sensitive design,
including streets, grading, open space, landscaping, surface water
management, wetland buffers and house orientation.
The City expects to cooperate with owners to resolve environmental and
utility problems to the extent possible.

Little Canada Comprehensive Plan
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Resource Protection
Historic Preservation
The preservation, protection and continued use of areas, buildings,
structures and other objects that have historic, aesthetic or community
value is a benefit to the welfare and education of Little Canada residents.
Even though there are no buildings or landmarks in Little Canada
considered or officially designated as a historic place, historical, cultural
or archaeological heritage of a city is one of its most vital assets for
establishing a local identity and sense of community. As such, the
protection of these assets for future use and education is a priority.
Little Canada has an established semi-public organization, the Little
Canada Historical Society, that works to identify and protect potentially
historical elements within the City. These efforts will become increasingly
important as more of Little Canada’s existing development becomes
eligible for listing on the National or State Register of Historic Places.

Age-Friendly Community
Interpretation of past events in the
growth of Little Canada can remind
people of the contributions made by a
diversity of people.
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The Grist Mill, located in Gervais Mill Park, marks the location of
the original mill site founded by Benjamin Gervais. Interpretation of
past events in the growth of Little Canada can remind people of the
contributions made by a diversity of people.

Solar Access Protection
Ensuring that all properties have adequate access to sunlight is a priority
not only for potential solar energy systems, but for the protection of
property and aesthetic values. Solar access protection is provided for
in Little Canada by the uniform implementation of lot and building
performance standards found in the Zoning Ordinance. Requirements
such as maximum building height and yard setback standards are
essential for creating separation between structures and allowing equal
sunlight access for all properties.
Land Use

Residents and businesses may also enjoy the benefits of solar energy by
subscribing to a solar energy farm, which would not involve installing
panels on their property.

Aggregate Resources
According to the Minnesota Geological Survey’s Aggregate Resources
Inventory of the Metro Area, Little Canada does not possess any primary
or secondary aggregate resources. Aggregate resources (sand, gravel and
rock) have been identified as resources vital to the region.

Focus Areas
The City has identified four locations where it seems possible that the
private market may make new investments in the foreseeable future.
The text and illustrations below highlight those areas and recommend
policies to guide their evolution. The “sketch plans” show one way –
out of many – that the sites could be designed and convey the size and
capacity of each property. These drawings are illustrations only and do
not mandate that particular pattern of development.

Focus Area 1: North of Little Canada Road west of Rice
Street
This Focus Area is in Planning District 3.
The City has been engaged for a number of years in promoting
redevelopment and enhancement of the area near Rice Street and Little
Canada Road, including improvements to public space and renovation of
private property.
The land uses here have been dominated by retail, hospitality and
professional office buildings, most of which have existed since the 1950s
or 1960s.
Senior housing flanks the commercial buildings on the east edge of
the district. The largest building in the district, the 100,000 square
foot Marketplace, has undergone a variety of renovations but suffers
from poor visibility. The original shopping center has been divided to
accommodate developments on underutilized land or excess parking.
The center of the district is dominated by commercial buildings, including
professional office space and entertainment. Most of these have little
presentation to major streets. The City has added trees, decorative
streetlights and monuments along Little Canada Road between Rice
Street roadway and Round Lake.
It is hoped that private improvements along Little Canada Road will
continue the pattern established by The Villages buildings near Rice
Street. That is, the buildings ought to be located close to Little Canada
Road with parking to the rear, two to four stories in height, have doors
and windows along the sidewalk, and use attractive materials.
Little Canada Comprehensive Plan
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This area could accommodate additional housing, particularly seniors’
housing, which has already established a presence nearby. City officials
have hope for small plazas in this district, providing amenities and space
that benefiting the private properties and the community.
At the north edge of this commercial district, redevelopment could take
the form of retail grocery, a use that has been available only in limited
supply in Little Canada for many years. A large portion of the Little
Canada community, as well as eastern Roseville, has very few options for
nearby food sources that could be served by retail grocery in this area.

Focus Area 2: Terrace Heights Mobile Home Park
This Focus Area is in Planning District 4.
The City’s objective for Terrace Heights Mobile Home Park is to retain
the current land use, consisting of approximately 130 housing units.
Redevelopment for multiple family housing would not be favored.
However, if redevelopment were to be considered by the property
owners, the City would expect to accommodate office buildings to
add employment. But, once again, it is not the City’s objective to
seek redevelopment of the property, given its long-term provision of
affordable housing.
Rice Street at Demont Avenue: For the corner of Rice Street and Demont
Avenue, a similar land use consideration is shown. It is hoped that if
redevelopment were to occur, the new buildings would be offices, with
some retail or hospitality space. The current land use, including those
uses on both the north and south sides of Demont Avenue, is a mixture of
bar, restaurant and retail/ commercial services.
Because of the frontage on Rice Street, a minor arterial road, and the
area’s proximity to Highway 36, this area is guided for commercial use,
rather than housing, and a candidate to hold some of the significant
employment forecast by the Metropolitan Council for Little Canada over
the 2040 planning horizon.
As indicated above, however, the City is not promoting redevelopment of
these properties, and is likely to consider redevelopment proposals only
when such proposals are consistent with the sketch plan and represent
a considerable, high-quality office project, comparable in impact and
quality to the Abbott campus.
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Focus Area 3: County Road C to Demont Street
Focus Area 3 is in Planning District 4.
North of Demont Avenue, the existing land uses consist of a mix of
older and more recent commercial development, including retail and
commercial service, office-condo, motor fuel, storage, and industrial
service areas. The older properties suffer from inefficient layout, lack of
visibility, and aging, low-value buildings.
The City foresees eventual redevelopment of these properties, with an
emphasis on commercial retail and service uses.
There could also be a companion office project near the Demont Avenue
intersection that could pair with a similar project south of Demont
Avenue.
The current office and storage areas along County Road C could
accommodate newer but similar land uses.
There is potential for additional self-storage development consistent
with more contemporary models, including interior and multi-level
buildings and access. Because of the low volume of traffic generated by
such facilities, access to Park Street should be possible without negatively
impacting the residential neighborhoods to the east.
The existing industrial services would be better located in areas of the
community that are guided and zoned for industry. While many of the
current landowners have managed to maintain their facilities well, the
age and style of buildings is likely to result in the need for change in the
foreseeable future.

Focus Area 4: South of County Road D west of Edgerton
Street
This Focus Area is in Planning District 10.
This area, one of the largest remaining undeveloped parts of Little
Canada, consists of a farm and a few scattered single family homes. To
the east are deep single family lots while to the west is an area of and
small office buildings.
The property is divided by 200-foot-wide power line corridor. The City
has been built a walking and bicycling path on this property that ends at
Edgerton Street. The extension of the path would be expected to connect
the existing path to Pioneer Park, the City’s largest active park, which is to
the southwest.
The new housing could consist of apartments and townhouses, which
would create a transition from the industry and offices to the easterly
neighborhood of single-family houses.
Little Canada Comprehensive Plan
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Improvements to the Zoning Code
The Land Use Plan is a guide to the zoning code, which is the law that the
City uses to regulate land use and site development. The land use plan is
a general policy while the zoning code is much more specific. The zoning
code indicates, among other items:
Permissible types of land use in each of the several districts that are
shown on the zoning map.
Dimensional regulations such as the minimum building setback or
maximum building height.
Certain site improvements deemed necessary for the general welfare
of the community, such as landscaping.
The land use plan is part of the comprehensive plan, which is adopted by
the City Council by resolution.
The zoning code is often used in conjunction with the subdivision code,
which is the law that the City uses to regulate the legal division of land
parcels.
The City Planning Commission and City staff have found that the zoning
code has faults that make it ambiguous, silent on important questions,
difficult to use and somewhat antiquated. Indications that the zoning
code may be inadequate include:
Frequent reliance on the “planned-unit development” provision of the
zoning code
Granting numerous variances
Regulating many commonplace land uses as “conditional” uses.
Therefore, it is recommended that the zoning code be thoroughly
examined for improvements after this comprehensive plan is adopted.
This should involve the Council appointing a project committee
consisting of members of the Planning Commission, residents, and
owners of commercial, industrial and multiple-family residential property.
Subjects that may be examined include but are not limited to:
Commercial development
Industrial development
Medium-density housing
Higher-density housing
The planned-unit development district
All conditional uses listed
Landscaping and visual screening.
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In addition to the binding, legal requirements of the zoning code, the
City adopted in 1998 and 2010 a set of advisory guidelines addressing
commercial site planning, building architecture, landscaping and lighting.
However, it does not appear that they have been followed.

Appendix:
Major Land Use Planning Issues
During this comprehensive planning process, the City Planning
Commission and Council, along with staff and members of the public,
held workshop meetings to identify and discuss issues in a variety of
subjects. The discussions included the following ideas and options, some
which may be complementary and some that may be in conflict.

Major Undeveloped Residential Locations
Many of the previous infill parcels have been developed since the 2030
Plan. The two predominant residential possibilities yet to be developed
are the Sculley property (and a few other adjoining parcels); and the
Heinel property, et al.
Continue a low-density single family approach to Sculley property
development, based on consistent treatment of others in the area;
Search for opportunities to facilitate open space preservation and/or
trail connections through and within these properties as they develop;
For Heinel property, consider alternative to current commercial/
industrial designation north of the power line corridor to include
possible senior or workforce housing options;
For Heinel, consider alternative housing development styles that
reflect low density environments but facilitate additional density or
affordability through architecture and/or creative site planning.

Development of City-owned Parcels, and City Development
Role
The primary discussion in this area was to continue to seek opportunities
to achieve City development and redevelopment goals through the
sale of existing City-owned property. The general consensus appears to
support strategic City acquisitions to facilitate redevelopment goals when
the market will not support the necessary land assembly.

Commercial Area Development and Redevelopment
Much of the discussion under this heading included thoughts related
to property maintenance, the possibility of re-examining parking and
setback requirements to allow more efficient property use, and a general
identification of redevelopment target areas to be aware of:
Rice Street / County C intersection
Little Canada Road / County C “Triangle” intersection area
Small retail along Rice Street
Little Canada Comprehensive Plan
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Rice Street / County C intersection
Little Canada Road / County C “Triangle” intersection area
Small retail along Rice Street
Ryan Industrial Park
Fra-dor recycling along Country Drive
Industrial / self-storage, etc. (Edgerton and County D)
City property et al (Country Drive / Nadeau Rd)
Gopher Electric (Little Canada Road /I-35E)

Manufactured Housing Parks
Maintain their current status as a private development matter
Remember their important contribution to the local supply of
affordable housing, especially for households earning less than 30
percent of the Area Median Income
Balance residents’ rights with owners’ rights in any City action
Consider providing incentives, or stronger, for compliance with
contemporary zoning requirements, or enhancements to the
residential environments; or as an option, consider rezoning the
property to R-4, Manufactured Housing Park, just to reinforce current
use
Consider facilitating redevelopment to other multiple family housing
options – presumably including at least a commensurate supply of
affordable housing as a part of the redevelopment project
Distinguish between the three mobile home parks, because of unique
locations, conditions, etc., especially noting that North Star Estates is
near an industrial area, whereas the others are along Rice Street
Note that Rice Street is a largely commercial frontage, and consider
land use compatibility with any redevelopment concepts
Keep in the mind the need for access and proximity to transit options
for mobile home park residents (or replacement affordable housing
options)
Should the City re-examine its long-standing approach to “affordable”
and other multi-family housing, which has been to resist additional
housing stock in these categories – reflecting the large current supply
– with the exception of senior housing options? Continue City’s
policy of facilitating improvements and livability to existing affordable
housing properties. Is this issue separate from higher density upscale
development? Also, how does this split between redevelopment and
greenfield development?
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Housing Stock Conditions and Preservation
There was an acknowledgment of the need for attention to property
maintenance in certain areas as the housing stock ages. Discussion
focused on preventing deterioration to avoid the need to consider
areas as redevelopment targets. A property maintenance ordinance
was one consideration in this regard. Also note, the City’s rehabilitation
program on the multi-family projects. Perhaps a partnership to facilitate
maintenance, rather than ticketing enforcement. Use the rental housing
tool, if that is the primary offender.

Gateway or Corridor Aesthetics
Some discussion noted an opportunity to create gateway information at
Little Canada Road and I-35E, as well as Rice Street generally, especially
from the south. It was also noted that some coordination with Roseville
and Shoreview could lead to opportunities. Reconsider architectural
guidelines – perhaps make them ordinance status? Think about a larger
geographic area as a “downtown” such as along Little Canada Road from
Rice Street to east of the freeway.

Little Canada Comprehensive Plan
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