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Introduction

Founded in 1884, Garrison is a growing community located on the northwestern shore of
Lake Mille Lacs. Evidenced by a year-round population that doubled between 1990 and
2000, the upcoming construction of the Garrison-Kathio-West Mille Lacs sewer system,
and possible realignment of Highway 169, Garrison is a community in transition. As more
people move to the Central Lakes Region of Minnesota to take advantage of the scenic
and recreational amenities, Garrison will feel the impact of increased demand for
housing, commercial services, government services, and environmental resources.

Cities create plans to guide growth and change rather than respond to it. Guiding growth
allows a city to plan for changes, use resources efficiently, reduce conflicts, and manage
government spending. On July 12, 2005, the City of Garrison started the comprehensive
planning process with a community meeting to discuss the issues and challenges facing
the City of Garrison. The planning process involved 6 meetings, which developed a
community created plan to guide growth and development decisions.

The purpose of a community created comprehensive plan is to shape the future of the
city, provide a basis for making land use decisions, and to create a guiding set of goals
for the community to work towards. In order to manage the expected growth and to
protect the rural uniqueness of Garrison and the surrounding region, this document
outlines a development path and community objectives for Garrison over the next 20
years.

In early June 2005, the Garrison City Council voted to move forward with the
comprehensive planning process. Residents and property owners were invited to
participate and be involved in the planning process, which was facilitated by the
Community Growth Institute. Participants were asked to contribute their concerns,
knowledge, ideas, and expertise about Garrison and the challenges and opportunities
the City faces. This process evaluated the current status of the City, how it is changing,
and how the City should develop and function in the future.

Through a series of community meetings, citizens identified strengths and weaknesses
regarding the quality of life and land use in the City, developed goals to address issues
affecting the City, and created strategies to accomplish those goals. This Plan was
created by the residents of Garrison for the future of their community and is their vision for
how the City should grow. The plan was adopted on March 2, 2006.

The comprehensive planning process and the plan are the beginning—not the end—to
the planning process. Comprehensive plans require continued involvement from
residents, businesses, and the local government to be implemented and to be effective.
The City and its residents must stay active in the planning process and continuously
evaluate polices, goals, and strategies identified in this Plan.
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The City and the Region

The entire Central Lakes Region is experiencing above average population and housing
growth compared to the rest of the State. Garrison is a neighborhood within the Central
Lakes Region of Minnesota. While the population of Garrison may be relatively small, its
location along the lake and access to Highway 169 is likely to make Garrison a service
node for residents in and around Garrison. The 2005 population of the City and Garrison
Township is approximately 1,100. By 2030, this population will exceed 2,000 people.

Over the next thirty years, Garrison’s population is expected to grow by another 80
percent to 454 people from the current 252, and the Township is expected to grow to
nearly 1700 people, which is an increase of almost 84 percent. While this population
increase will result in a number of new housing units, a significant portion of the growth
will come from seasonal housing being converted to year-round housing. An increase in
the year-round population and housing will create a greater demand for housing,
services, and recreational amenities.

The City of Garrison is approximately 1.03 square miles in area. However, of the 1.03
square miles, approximately 22 percent, or 145 acres, are classified as wetland. The
large areas of wetlands and lack of open buildable lands are one of the primary limiters
for development within the City. Another limitation is the high water table that makes
managing stormwater and constructing individual sewage treatment systems difficult.
The forthcoming municipal sewer system will help the City deal with the difficulty of
individual sewage treatment systems; however, stormwater management will continue to
be an issue. While there is vacant land available for development within the City, the
City’s small size will ultimately limit growth.

Crow Wing County and the entire Central Lakes Region of Minnesota is a growing and
dynamic area. With unprecedented growth, the Central Lakes Region is now the fifth
largest concentration of population within Minnesota and the fourth fastest growing
“micropolitan” in the Midwest. People are drawn to the region because of the
recreational and scenic amenities—hills, trees, and water. While Brainerd/Baxter acts as
the “downtown” of the region, the City of Garrison is one of the many neighborhoods
within the Central Lakes Region. While Garrison is unlikely to become a large commercial
node, it will become an increasingly important neighborhood center that, over time, will
host a larger population and offer more basic services.

Garrison is well within the sphere of growth focused of the Brainerd/Baxter area. Crow
Wing County is expected to grow from approximately 61,000 in 2005 to more than 90,000
people in 2030, an increase of 48 percent. Garrison is expected to grow even faster with
84 percent growth over the same time period. Moreover, both the County and the City
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What is a micropolitan area?

: A micropolitan area is an area of one or
- more counties with a core area containing a
: substantial population nucleus. The nu-
¢ cleus, or the largest city, in each micropoli-
+ tan statistical area is designated as the
¢ principal city and has at least 10,000 people,
i but no more than 49999 people, residing
i there.

: Adjacent communities of fewer (often far
: fewer) than 10,000 residents often have a
¢ high degree of social and economic integra-
« tion with the principal city. For example,
. many residents in Crow Wing County live

= oputside of Brainerd/Baxter, but work in one

¢ of the two cities.

: In 2003, the Census Bureau identified 565 :
i micropolitan statistical areas in the United :
i States. The Central Lakes Region is the 28"
: fastest growing micropolitan area in the
: United States.

are growing significantly faster than Minnesota as a whole.
Crow Wing County is an increasingly popular home for people
of all ages; however, there has been, and will continue to be,
significant growth among those of retirement age. Much of the
population growth in Garrison is likely to come from those at or
near retirement age.

While a certain amount of growth is almost inevitable for all
cities and townships within this region of Minnesota, Garrison is
growing faster because of its proximity to Lake Mille Lacs.
Communities with a significant natural resource, like Lake Mille
Lacs, are growing faster than non-lake communities because
many people seek to build by lakes and other unique
amenities. Lake oriented communities also tend to have faster
growing land values. While growth is a primary reason for
developing this Plan, this Plan also seeks to manage change to
ensure that high quality of life and the very reasons that people
seek to live in Garrison are protected.
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This Plan is a guide to future decision-making on land use issues, community
development, and the overall character of the City. Through a series of public meetings,
residents developed goals and strategies regarding housing, community character,
economic development, recreation and the environment, transportation and
infrastructure, and government services.

The goals listed below are meant to be broad statements that form the guiding policies
for Garrison. The goals are short-term and long-term objectives that residents, businesses,
and the City government seek to achieve to make Garrison a stronger, attractive, and
more stable community. The strategies are ideas and methods to achieve the stated
goals. Some of the strategies can be accomplished within a year, some will take a few
years, and others may take 20 years. Over time, additional strategies can be added as
new opportunities and resources arise and other strategies have been accomplished.

To help set priorities and allocate resources, the strategies are divided into short-, mid-,
and long-term timeframes. Short-term strategies are generally easier to complete in a
short amount of time and tend to take fewer resources. The long-term strategies are items
that are likely to take many years to accomplish and significant community involvement.
A long-term strategy may be needed to be started within the next few years to be
accomplished within 20 years. The mid-term strategies are those projects and plans that
take more effort than the short-term strategies, are likely to be longer-lasting projects, but
are not generally as involved as the long-term strategies. As resources allow, strategies
can be moved into different categories.

It is important to note that not all of the strategies are intended to be implemented by the
City government. Many of the goals and strategies can and should be organized by
volunteer citizen groups. The Comprehensive Plan requires a community wide effort to be
implemented and to be successful.
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Housing Action Plan

Housing is the foundation of a community. It is almost always the largest land use in a
community and reflects the overall character of the community. Garrison is composed
largely of single family homes, a number of manufactured and mobile homes, and a
handful of apartment buildings. A higher than average percent of homes than the state
average are owner occupied, which helps create a more stable and successful
community. Garrison is also characterized by a large number of seasonal dwellings that
are rapidly being converted to year round housing. As more part-time residents choose
to live in Garrison year-round, the City can expect a significant amount of housing
redevelopment.

Garrison is on the cusp of two large infrastructure development projects that will alter,
and likely increase, development within the City. The Garrison-Kathio-West Mille Lacs
Sewer Districts and the expansion and likely realignment of U.S. Highway 169 will not
only facilitate development but increase the pressure for development as more land is
made available for housing and businesses. Moreover, the municipal sewer system
makes higher density development possible and increases land value. An expanded
highway makes it easier and faster to travel to and from the City.

Although residents understand that the City will grow, Garrison residents seek to
preserve the small town and rural character of the City while fostering housing
development to make the City a stronger and more stable place to live.

To strengthen the housing infrastructure, the City of Garrison seeks to
implement the following goals:

< Promote the construction of a diversity of housing and redevelopment of housing to allow
people of all ages and incomes to live within the City of Garrison.
Ensure that new housing and subdivisions maintain the rural, lake-oriented character of
the Community and do not overextend the City’s infrastructure.

existing structures.
Require all properties to maintain a basic level of appearance that is neat and non-
offensive to help enhance property values and keep Garrison a desirable place to live.

=)
< Encourage infill development and redevelopment to take advantage of and revitalize
=)

To implement the Housing goals and policies, the following strategies
will be accomplished:

Short-term Strategies

O Update the Land Use Ordinance to allow for more flexible development that fits the
available infrastructure and to encourage development that is compatible with
existing development.

O Support and maintain ongoing shoreland zoning and enforcement.

O Continue to support the Public Facilities Authority (PFA), Department of Employment of
Economic Development (DEED), and Rural Development program that provides
assistance for low-income households to cover the cost of sewer connections and



rehabilitate existing housing. Educate residents
about this program and the funds available through
the program.

Create a Garrison Housing
Authority to develop housing and
existing housing.

Encourage a diversity of housing types through
zoning ordinances that allow a wide range of
housing options.

Redevelopment
rehabilitate

Mid-term Strategies

d

|

Map and target properties within the City that
should be redeveloped or rehabilitated.

Encourage the redevelopment of properties that
contain abandoned or vacant buildings.

Encourage the development of existing properties
by informing potential residents and builders of
vacant land available within the City.

Identify opportunity sites for encouraging infill and
redevelopment of new housing of varied types and
affordability levels throughout the community.
Develop and maintain a map showing these
opportunity sites and share it with area developers
and builders.

Work with the local churches and civic groups to
develop senior and low-income housing.

Implement and enforce a nuisance ordinance to
help clean up substandard properties.

Implement the State Building Code to promote the
construction of high quality housing and to improve
substandard housing.

Long-term Strategies
O Create a revolving loan fund or similar program to provide low cost options for

d

upgrading existing housing.
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Housing and Redevelopment Authority

: What is it?

The purpose of a Housing and Redevelopment Au-
thority (HRA) is to provide a sufficient supply of :
adequate, safe, and sanitary dwellings; to remedy -
the shortage of housing for low and moderate in-
come residents; and to redevelop blighted areas in *
i situations where private enterprise would not act :
¢ without government participation or subsidies.

: How is an HRA created? :
The City must pass a resolution finding that sub- :
standard, slum, or blighted areas exist which cannot :
be redeveloped without government assistance or :
that there is a shortage of decent, safe, and sanitary :
dwelling units that are affordable to persons of low :
income. Before adopting the resolution, the city
council conducts a public hearing to give all the :
: residents interested a chance to be heard. The HRA
¢ can consist of up to seven commissioners appointed
by the mayor and approved by the city council.

i What does an HRA do? :
The HRA can give, sell, buy, and transfer property; :
provide grants, loans, leases, and abatements; and :
raise funds through several financing tools. The :
HRA may levy a special property tax to fund hous- :
ing improvement plans within a city. The HRA can
also administer federal programs such as the HUD :
¢ Section 8 Rental Assistance and the Community =
: Development Block Grants (CDBG).

Explore opportunities for keeping housing affordable through community land trusts,
programs through the Greater Minnesota Housing Finance Authority, and other

options.
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Community Character Action Plan

Lake Mille Lacs is a defining factor in the character of Garrison. One of the largest lakes
in Minnesota, Lake Mille Lacs has made Garrison a destination for visitors and has made
a distinct home for residents. Although the City is oriented toward the lake, U.S. Highway
169 effectively acts as a wall that divides downtown and homes from the shoreline.
Making the shoreline more accessible to residents and visitors is a key component to
making Garrison a successful lake community and unique destination for visitors.

In addition to the Lake, the City is home to a number of wetlands, wooded areas, and
other smaller lakes. All of these natural features contribute to the City’s unique community
character; however, new development, if done poorly, can alter or damage the very
features of the community that draw people to the area.

Although the structures, natural environment, and infrastructure are important aspects of
the community character, the people are the driving force of the Community. Garrison
has traditionally been a tight-knit community. As more people move in the areq, it may
become increasingly difficult to keep citizens involved in the community on a continual
basis, particularly seasonal residents. However, local civic and business organizations
have done much to make Garrison a stronger community.

Since the City does not currently have a local school, other community organizations and
activities provide a forum to bring community members together. Play Days and other
similar events provide an opportunity for residents to come together and celebrate their
community.

The City seeks to implement the following goals to keep the small town,
tight-knit character while enjoying and capitalizing on the beautiful natural
resources:

Work to incorporate Lake Mille Lacs and other surrounding natural features into the City
and provide opportunities for residents and visitors to interact with these features.
Strengthen the bonds and connections of the people that visit, live, and work in the City
of Garrison.

Work to maintain the charm of the downtown commercial areas and the other residential
areas while encouraging compatible and responsible development that does not detract
from the small town, rural character of the community.

Promote the City as a year-round home for residents and destination for visitors.

Maintain support for the City’s social institutions and traditional community gatherings to
promote a stronger sense of involvement in the community.

Protect the City’s natural aquatic and terrestrial features from damage and degradation.
Explore the possibility of starting a charter school in the City.
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To implement the Community Character goals and policies, the following
strategies will be accomplished:

Short-term Strategies

O Continue, encourage, and support community events like Play Day and Garrison
Days.

O Partner with local organizations and property owners to erect “Welcome to
Garrison” signs to greet people as they enter the City on major roadways. Explore
placement in the right-of-way by working with MnDOT or explore alternate
placement of signs along roadways.

O Maintain and enhance the Walleye Park Area with additional seating,
informational kiosks, and landscaping.

O Evaluate and modify the Land Use Ordinance to encourage development that
maintains the small town, rural feel of Garrison.

O Explore partnering with local businesses to place and maintain trash receptacles
in downtown.

Mid-term Strategies

O Use the Brainerd Lakes Area Conservation Collaborative data to identify and
protect natural aquatic and terrestrial features that help characterize the City.

O Meet and possibly partner with local civic, social, and religious organizations on
an annual basis to determine the needs of citizens and who is best to serve to
those needs.

O Partner with local organizations and civic groups to develop, maintain, and fund
the protection of scenic views in the community and water quality of the lakes.

O Work to clean up the Harbor Inn area and encourage the redevelopment of that
property. Explore the use of that property for public purposes.

O Monitor development along the major roadways leading into the City and adopt
a zoning strategy to ensure the scenic views and qualities are retained and
enhanced.

O Market Garrison as a community for year-round residents.

Long-term Strategies

O Develop a downtown master plan that will create an image for the downtown,
improve the appearance of downtown, attract customers, encourage
redevelopment and infill, and promote walkable development.

O Create walking paths and place benches along the lakeshore, through
downtown, and the boulevard area.

O Create a network of paved recreation trails through town and connecting to area
trail systems.
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Economic Development Action Plan

Despite Garrison’s relatively small population, the City is home to a number of businesses
and hosts more than two hundred workers in an average year. As more residential
development comes to the City and more residents call Garrison home year round, the
demand for basic services within the City is likely to increase. Furthermore, the
development of the municipal sewer system makes it more attractive for businesses and
possibly industry to expand and develop in the City.

The proposed expansion and realignment of US Highway 169 can have both a positive
and negative effect on the City. If the highway is realigned outside of the City, it will
become easier to bypass Garrison for other destinations. A realigned highway may also
create two downtown areas that are forced to compete for customers. However, if the
highway is moved to the edge of the City, the downtown area could expand to create a
unified lake and downtown area that is safer to traverse and have less congestion.

The nature of tourism is also changing. The number of resorts in the region is decreasing
and the number of full-time residents is increasing. More people are choosing to live in
the Garrison area year-round, which reduces the market for tourism services, but
increases the need for basic services. Furthermore, fewer people are able to take
extended vacations and, instead, focus on shorter weekend vacations. The changes
impact infrastructure needs and may make tourism less sustainable as the primary
economic driver in the long term.

To create a strong and stable economy, the City seeks to implement the
following Economic Development goals:

< Work to make Garrison a year-round home for residents and an attractive destination for
visitors.
Work to maintain a single concentrated downtown commercial area.
Maintain and encourage the expansion of existing businesses in the concentrated
downtown area.
Encourage the development of local businesses to service a variety of resident and
visitor needs.
Work to reduce dependence on tourism for the local economy.
Encourage communication between businesses in and outside of the community to
enhance cooperation and networking.

To implement these Economic Development goals and policies, the
following strategies will be accomplished:

Short-term Strategies

O Encourage the establishment of a clinic and pharmacy within the City.

O Create an Economic Development Authority (EDA) to encourage the establishment of
new businesses and the expansion of existing businesses.

O Develop or work with appropriate organizations to create a Garrison based web site
to promote the City, businesses, and activities.



|

Partner with the Mille Lacs Tourism Board to promote
Garrison businesses on their website and in their
marketing and informational outlets.

Mid-term Strategies

|

Encourage the development of service-oriented
businesses for the increasing number of full time
residents.

Explore additional winter activities, festivities, and
events to draw people into the City and support
businesses throughout the year. These events should
capitalize on Lake Mille Lacs as a destination.
Develop zoning ordinances that discourage big-box
businesses in the City and encourage businesses
that are compatible with the character of the
community.

Explore JOBZ and other economic development
programs to support existing businesses and attract
new businesses to the City.

Develop zoning ordinances that regulate home-
occupations so that such businesses do not detract
from the surrounding neighborhood, contribute to
the City, and are appropriately located.

Explore a partnership with an organization like the
YWCA or YMCA to bring a recreational and fitness
center to the City.

Compile and maintain a list of available commercial
and industrial sites within the City. Make this list
available on a City website.

Long-term Strategies

a

Increase and encourage a network of trails,
greenways, and open spaces tying the downtown
to outlying areas.
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Economic Development Authority (EDA)

What is it?

The purpose of an Economic Development Authority
(EDA) is to promote economic development and rede-
velopment activities in a city. The EDA has powers
and duties given to it under the Minnesota Statutes,
Chapter 469, which include the ability to create eco-
nomic development districts, acquire land and build-
ings for economic development and redevelopment
purposes, exercise the right of eminent domain,
make contracts, accept property, and request the
City to levy taxes for the support of these activities.

How is an EDA created?

An EDA is established by the city council through
an Enabling Resolution. Before adopting the ena-
bling resolution, the city council conduects a public
hearing to give all the residents and persons inter-
ested a chance to be heard. An EDA can consist of
three, five, or seven members that are appointed
alter the enabling resolution has been adopted. A
city council member must be appointed by the
mayor as one of the commissioners. The rest of the
commissioners can include appointed local citizens
and business representatives.

What does an EDA do?

The EDA is the official decision-making body when
it comes to economic development. The EDA works
to increase the tax base of the city through develop-
ing strategies and programs to attract and retain
businesses, assist businesses with expansion, and
enable the rehabilitation and/or redevelopment of
areas within the community.

Encourage the construction of new housing and the creation of year-round housing to

provide homes for year-round residents.

Promote the development of accommodations for visitors, such as a motel or a bed &

breakfast.

Seek out areas suitable for light industries and develop an ordinance to promote

industries that are compatible with the City.
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Recreation & the Environment Action Plan

The beautiful natural features and the recreational opportunities are part of the driving
forces behind the population growth in the Central Lakes Region of Minnesota. The
surrounding lakes, particularly Mille Lacs, and the hills, trees, clean water, and clean air
make Garrison a beautiful place to live, work, visit, and recreate. As the City develops
further and more people pass through the region, the pressure on the environmental and
recreational resources will increase.

While the population is growing, so are the numbers of trails and parks in the region.
State and county parks are more popular than ever, as are trails for walking, hiking,
biking, ATVs, and skiing. Several regional trails pass near and through the City of
Garrison.

In addition to trails, Lake Mille Lacs offers a variety of recreational activities during the
summer and winter. Lake Mille Lacs is a popular destination for boaters, anglers, and for
ice fishing. Garrison has the potential to be a more important gateway to Lake Mille
Lacs.

In an effort to protect and benefit from the beautiful natural resources and
recreational opportunities, the City seeks to implement the following goals:

Encourage the development of recreational opportunities for residents and visitors of all
ages.

Work with neighboring governments to develop a cooperative and compatible
recreation system that connects natural features both in and outside of the City.

Work to develop and maintain the lakefront as a primary recreation area and destination
for residents in and outside of the City.

Preserve and enhance open area where possible to protect the rural character of the
City.

Work to protect groundwater and surface water resources for human consumption and
recreation.

Identify and preserve sensitive terrestrial and aquatic natural resources.

To implement the Community Character goals and policies, the following

strategies will be accomplished:

Short-term Strategies

O Develop a map of community recreational resources, such as parks and trails, and
make this information available at City Hall, online, and at information kiosks around
the area.

O Continue to work with and support the Garrison Commercial Club to maintain the
lakefront in the City. Seek out partnerships with other organizations to supplement the
Garrison Commercial Club’s efforts.
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Mid-term Strategies

d

|

Seek out funding and partnerships to plant trees in the boulevard of U.S. Highway
169. These trees should be resistant to urban environmental conditions.

Require new subdivisions to pay a park dedication fee to ensure that new population
has access to recreational opportunities.

Support the Garrison Commercial Club, Lions, and other organizations in maintaining
trails and other public areas within the City.

Connect multi-use trails in the City to Mille Lacs Kathio State Park.

Promote the development of a local multi-use, integrated trail system that includes
trails for walking, biking, cross-country skiing, and other uses where suitable.

Partner with area communities, the DNR, the U.S. Fish and Wildlife Service and the
area counties to develop a regional trail system. The local trails within the City should
connect to the regional trail system. Explore connecting to trails in the Cuyuna Lakes
State Trail.

Long-term Strategies

d

Work with the Brainerd Lakes Area Conservation Collaborative and other
organizations to protect open spaces and wetlands within and around the City as
new development occurs.

Work to limit the use of fertilizers and other chemicals that reduce water quality.
Develop a partnership with Garrison Township and other neighboring governments to
develop recreational opportunities together.
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Infrastructure & Transportation Action Plan

While the residents are the heart of the Community, the road, storm drainage, water, and
sanitary sewer systems are what keep the City functioning in a clean and efficient
manner. The City is on the verge of facing significant changes to its infrastructure and
transportation systems.

In 2004, the Garrison-Kathio-West Mille Lacs Lake Sanitary Sewer District, which includes
the City of Garrison, started construction on a sewage collection system that could
eventually serve about twelve square miles and service thousands of residents, including
many within the City. The sensitive surface water and groundwater features in the area
were being deteriorated by failing individual sewage treatment systems, which makes
this project of extreme importance. The sewer system has the potential to impact the
development pattern in both Garrison and the surrounding communities. A municipal
sewer system will allow development to be more flexible, raise land values, and make
the land more attractive to developers.

In addition to the sewer system, the Minnesota Department of Transportation has been
working with the City of Garrison and Garrison Township to develop a bypass for U.S.
Highway 169 around the City. While the bypass will make it easier for people to get to
Garrison, it also makes it easier to bypass Garrison. Although construction of the bypass
is several years away, it is important to be prepared for the inevitable bypass by
creating a stronger community that is a destination rather than an obstruction to other
places.

The City also faces the challenge of stormwater management. The high water table
makes it difficult for stormwater to percolate quickly often leaving ponds after storms.
Furthermore, the City is home to many wetlands that make development challenging.

To create an efficient and responsive infrastructure for existing and future
residents, the City of Garrison seeks to implement the following goals:

S Work to adjust land use patterns to accommodate and efficiently use the upcoming
municipal sewer system.
Work to keep an efficient and well-maintained local transportation system.
Proactively manage stormwater to reduce the impact of continuing stormwater problems.
Ensure that the infrastructure is able to handle the growing number of year-round residents
as well as the ared'’s part-time residents.

To implement the Infrastructure and Transportation goals and policies,
the following strategies will be accomplished:

Short-term Strategies

O Encourage the use of rain gardens and other stormwater management techniques for
existing properties to try and better address stormwater throughout the City.

O Work with Garrison Township to maintain and enhance roads.
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O Continue support for the Sanitary Sewer District to hopefully reduce the cost burden
for residents connecting to the central sewer system.

Mid-term Strategies

0 Complete a road study to determine the status of roads and when roads need to be
rebuilt or resurfaced to maintain an efficient and affordable transportation system.

O Examine the location of stop signs and examine intersections to develop a safer
transportation system.

O Develop a road plan that encourages connectivity between existing roads and roads
in new subdivisions.

O Explore the implementation of pedestrian level street lights and sidewalks throughout
the City.

O Develop stormwater management ordinances that require new developments to
treat and contain stormwater on-site with a minimum 5-year, 24-hour stormwater
management plan.

O Develop a stormwater management plan for existing properties and city property
within the City.

O Identify properties for infill development to encourage the most efficient use of the
municipal sewage collection and transportation systems.

Long-term Strategies

O Explore the development and construction of a City water system.

O Work to ensure that all homes and businesses have access to affordable high-speed
internet.

O Continue to work with MnDOT to ensure that any changes or expansion of Highway
169 meet the current and future needs of the City.

O Explore the development and construction of a coordinated, overall City storm water
collection system.
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Government Services &
Orderly Growth Action Plan

Although this Comprehensive Plan focuses on land within the City of Garrison, the City is
part of the greater Lake Mille Lacs community and the even larger Central Lakes Region
of Minnesota. Municipal boundaries rarely reflect exact boundaries of human influence
or changes in the natural environment.

The Garrison City government is relatively small; however, as the City grows, the demand
for government services will increase. In order to keep taxes low, the local government
will need to evaluate decisions to make sure that funds are being spent efficiently and in
the best long-term interest of the Community.

To prepare for future growth demands, the City seeks to implement the
following goals:

2 Maintain a strong relationship with Garrison Township and other local governments to
promote compatible development and resource sharing wherever possible.

Ensure that the City has the ability to grow in and outside of its boundaries.

Continue to provide efficient government services to all residents and businesses.

Ensure that any regulations created from the Comprehensive Plan are fairly applied to all
residents and meet the goals of the Comprehensive Plan.

Evaluate government services to ensure that they are delivered consistently and
efficiently.

To implement the Government Services and Orderly Growth goals and
policies, the following strategies will be accomplished:

Short-term Strategies

O Develop a telecommunication towers ordinance to deal with new and existing
communication towers.

O Develop an adult use ordinance to ensure that adult uses do not conflict with existing
land uses.

O Develop, maintain, and keep a City website updated for residents, businesses, and
visitors.

O Develop a neighborhood watch program to foster community development and
promote a safer community.

O Plan an annual meeting with Garrison Township and other adjacent townships to
cooperatively plan for growth and deal with development issues.

Mid-term Strategies

O Encourage the development of electronic parcel data.

O Work with Crow Wing County and Garrison Township to provide more frequent police
service and more enforcement of speed limits.

O Develop a cost benefit analysis for government services and projects to ensure that
new services and projects produce more benefit than their cost.
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Long-term Strategies

O Actively implement and continuously review the Garrison Comprehensive Plan to
further the goals and objectives of the City to promote a successful and stable
community.

O Continually review the Garrison Comprehensive Plan to ensure that the plan is
meeting City needs.

O Work with Garrison Township to identify areas near the City that are compatible for
more intensive development and may be suitable for annexation.

O Seek opportunities to partner with other area governments to share services and
projects to reduce costs and to offer more efficient government services.

O Support and encourage the development and training of First Responders.
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What is a future land use map?

A future land use map is a visual representation of the City’s plan for future growth and
development. A future land use map does not change the existing zoning of the City, but
it does provide a basis for making decisions on future development and subdivision
proposals. A future land use map often leads to a revision of the Ordinance in order to
deal with the changing infrastructure and development demands within the City. As the
City grows and demand for new development rises, it is important to have a land use
map in place that reflects the goals and values of the community while providing
flexibility for development.

How was the future land use map created?

Residents were given blank maps and, working in groups and using the land use
categories listed below, developed their individual future land use maps, finding that
many residents created remarkably similar maps. The staff then synthesized and
compiled these maps to create the final future land use map. The Future Land Use Map
was created with consideration to the following factors:

® Preservation of natural resources and habitats
®  Existing Development

®  Location of lakes and wetlands

¥ Protecting the rural character of the City

®  Existing roads

" City sanitary sewer system

¥ Shoreland management regulations

Future Land Use Categories

Downtown Mixed Use - A land use category for a flexible mix of high-density
residential and commercial uses. Development in this zone relies less on automobile
traffic and more on walking, biking and other similar modes of transportation.
Infrastructure will be in place to provide parking and walkways. All properties will be
connected to the sanitary sewer utilities. Uses in the Downtown Mixed-Use district should
be clustered to provide the maximum amount of interaction and accessibility between
the different establishments. This area includes the existing commercial downtown area.

Commercial Transition - A land use category for commercial and potentially light
industrial purposes that can provide goods and services needed locally for the residents
of the community without negatively impacting the natural resources or small town
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character of the City. These areas may or may not be connected to the City sewer
system and would primarily be along Highway 169.

Neighborhood Residential - A land use category for properties with infrastructure in
place to provide for higher density development and clustered housing. This district
includes the higher density housing in Garrison around Monroe, Madison, Adams and
Jefferson streets as well as the manufactured home parks. These areas are to be served
with city sewer.

Residential Transition - A land use district that preserves the City’s rural character
and provides for lower density development adjacent to existing transportation
infrastructure but not serviced by municipal sewer. These areas may become
Neighborhood Residential as demand warrants expansion of the City sewer system.

Open Space/Recreation - A land use category for the preservation of sensitive
areas, wetlands, unique resources and designated non-developable properties such as
parks.
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Annexation & Orderly Growth

Providing additional land within City boundaries for residential, commercial, industrial
development may be necessary to ensure orderly growth and to ensure that there is
sufficient room for growth into the future. The limited number of growth opportunities due
to topographical challenges and small available area in the City is likely to inhibit
residential and commercial growth. While this plan promotes working with Garrison
Township in growth issues, it may be necessary to annex in certain situations. Annexation
would give the City room to grow and prevent the City from being fenced in by a ring of
large-lot, inefficient development.

State guidelines allow three methods for a city to annex land:
= Annexation by Ordinance
= Orderly Annexation
= Annexation by Petition

Each of these procedures can be used, but only one may apply in any given situation at
one time.

Annexation by Ordinance

The City could pursue Annexation by Ordinance should the land to be annexed be urban
in character as defined by Minn. Stat. § 414.033. The law defines land as being urban in
character if it satisfies one of the following conditions:

= The city owns the land to be annexed.

= The land is completely surrounded by land already within city limits.

= The land abuts the city and the area to be annexed is 60 acres or less, not
presently served or capable of being served by available public sewer facilities
and all the landowners petition the city for annexation.

= The land is within two miles of the city and has been approved for platting after
August 1, 1995, and the platted lots average 21,780 square feet or less.

The City would simply write and pass an ordinance describing the area to be annexed.
The ordinance would be filed with the Minnesota Department of Administration, the city
clerk, the county auditor, and the secretary of state. This particular method is easy to do
when the City works with the township, and the township is friendly toward annexation.
This is a good method to use when specific projects or developments would benefit from
being in the City boundaries.

Orderly Annexation

An orderly annexation agreement emphasizes negotiation and agreement wherein the
City and the township from which the land is to be annexed pass a joint resolution
designating the unincorporated land to be annexed. The joint resolution is submitted to
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Minnesota Department of Administration for approval. This method is often the preferred
method of annexation because it encourages cooperation between the City and
township over the long-term.

Annexation by Petition

The third procedure available for acquiring land is Annexation by Petition. This procedure
is only utilized if the City cannot annex land using either of the first two procedures. The
City would pass a resolution to file a petition with Minnesota Department of
Administration to annex the land in question. Sometimes the landowner includes a
request to be annexed into the City, which the township can still contest. Should the
annexation be contested, Minnesota Department of Administration would require that
the City and the contesting party meet three times over a 60-day period to resolve any
disputes. Should these meetings fail to resolve the contestation, the Department of
Administration can require the City and the contesting party to enter mediation and
arbitration.

Since Annexation by Petition is often considered a hostile form of annexation and can be
lengthy, the City should pursue Annexation by Ordinance or Orderly Annexation
whenever possible. Annexation by Petition is not a common method of annexation and
the Minnesota Department of Administration recommends proceeding with one of the
two aforementioned methods, using Annexation by Petition only as a last resort.

Annexing land is one tool for managing growth in and outside of Garrison. While it is
important to provide for a variety of lot sizes and land uses in and outside of the City,
annexation is important for guiding efficient land use and extending City services in the
most cost-efficient manner.
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Plan Implementation

The process of preparing the Garrison Comprehensive Plan document has already
accomplished two important missions. First, the plan and planning process serve as an
organizing tool for the community. The Plan expresses the people’s passion on the issues
and challenges affecting Garrison. To deal with the issues and challenges facing the City,
the Comprehensive Plan lists and prioritizes the goals that the people of Garrison seek to
accomplish to increase the quality of life for residents and businesses. The Plan also
provides context through background information on the City’s environmental, social, and
economic assets as the basis for future policy formation and decision-making.

Secondly, but no less important, the Plan provides a community vision, which is a look into
the future at the kind of community that the citizens of Garrison seek to have. This
Comprehensive Plan focuses on the improvements that need to be made and provides a
framework for how and where these improvements should occur.

While developing the written Comprehensive Plan is the important first step in the
planning process, implementation is truly the key component to comprehensive planning.
It is imperative that implementation begins as soon as the Plan is adopted to make the
most of the social capital that was generated during the planning process. Social capital
is a positive byproduct of the planning process that comes from bringing people in the
community together to share ideas and forge relationships that last beyond the planning
process.

The City Council, staff, and volunteers will be responsible for implementing the goals and
strategies contained in the Plan through direct leadership, organizing, monitoring, and
additional long-term planning. The residents and businesses in the Garrison area provide
a solid base of experience and knowledge to draw upon. Many people also have a
vested interest in the area and are looking for opportunities to make a difference in the
community. To achieve the goals contained within this plan, the City must work closely
with local civic and volunteer groups, surrounding townships, nearby cities, other public
and private partners, and create a long range planning committee.

The first recommended step for implementation is for the City Council to form a long
range planning committee that is appointed by the City Council. The Long Range
Planning Committee should be comprised of a mix of residents, business owners, and
government officials. It is important to form a diverse committee of people of all ages and
backgrounds. The Long Range Planning Committee and the City Council must work
together to identify specific goals and strategies in this Plan for immediate and long-term
implementation. The Long Range Planning Committee is an important component of
implementation because it keeps a mix of people involved in the planning process
instead of just City and government officials. Non-government volunteers must be
included in the long-term planning and implementation process.
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This Comprehensive Plan offers a range of goals and strategies to make Garrison an
even more desirable place to work and live. However, not all of the ideas can be
immediately implemented. Some of the goals and strategies can be implemented in less
than a year while others will last the lifetime of the Plan. In the Goals & Strategies section
of this Plan, the strategies have been divided into groups for suggested short-, medium-,
and long-term implementation timeframes. These categories can be adjusted as needed
and are simply meant to service as a guide. The Long Range Planning Committee will
work to organize stakeholders and develop a more specific list of implementation
priorities from the Plan.

City staff and other volunteers will provide support to the Committee to implement the
Plan. The Long Range Planning Committee should prepare an annual report detailing
their progress in accomplishing the goals and implementing the assigned strategies of
this plan.

An important step in implementing the Comprehensive Plan will include a close review of
the City’s Land Use & Subdivision Ordinances to ensure that all shoreland management
regulations, subdivision controls, stormwater management code, zoning code, and
zoning map are consistent with the Comprehensive Plan. Either through replacing or
updating the existing Ordinance, the Ordinance should have regulations and policies
that include (but are not limited to):

= A transition zone targeted for future residential and commercial growth and the
expansion of infrastructure to support it.

= A zone that promotes higher density, flexible, mixed-use development closer to
downtown where current infrastructure exists.

= More options for multi-family housing units, senior housing, and redevelopment of
existing housing.

= Adjustments for the incoming municipal sewer system.

= More integration with the available natural resources and Lake Mille Lacs.

= Specific stormwater management requirements to reduce the impact of
stormwater in the City.

= Ensuring interconnected natural and recreational systems in all new
developments.

The Ordinance review and updating process should be completed before the new
sewage treatment system is functioning in the City. The sewage treatment system will
affect the long-term development and redevelopment of land in the City. The Ordinance
must be prepared to deal with the pending changes.

Parcel mapping combines property and tax information with digitally mapped outlines of
surveyed lots, parcels, and platted subdivisions. This information helps public officials to
efficiently track growth and development over time, analyze and select sites suitable for
different uses, review properties during the subdivision process, and generate more
targeted maps. Crow Wing County is currently in the process of creating parcel mapping
for the entire County. Unfortunately, this process is time consuming and intensive, and
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Crow Wing County has not set a timeline for preparing parcel data for Garrison. The City
of Garrison can wait indefinitely for the County to get to finish the parcel mapping, or it
can speed the process along by working with the County or taking on the task itself.

Long-term Planning Efforts

The City Council and Long Range Planning Committee must monitor the implementation
of the Comprehensive Plan and work to update it periodically when aspects of the plan
no longer reflect the needs or wants of the community. This Comprehensive Plan is a
dynamic document that is meant to be reviewed and updated as the needs of the
community change.

It is important for the City of Garrison to remember that this Comprehensive Plan provides
a long-term vision and framework for action based on broad community input and
support, and local and regional trends. Future planning should involve all members of the
community, the Long Range Planning Committee, and other regional stakeholders. A
community-wide review of the Comprehensive Plan should be done every five years to
gauge its effectiveness, to incorporate new data, and to change or remove strategies as
they are accomplished.
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Current Demographics ?ftllren %

In order to plan for the future of a community, it is important to understand its past and to
track historical trends. Although the past is not a perfect indicator of things to come, it
does give perspective on the status of the community and suggests where the City may
be heading. Although the 2000 Census information is now five years old, it still holds
important information on the status of Garrison today.

Population

Like many cities and townships in Crow Wing County, Garrison is growing at a fast pace.
Garrison is in the line of growth that stretches from the Twin Cities metropolitan area to
Saint Cloud and north to Brainerd/Baxter. From 1990 to 2000, Crow Wing County as a
whole grew by more than 24 percent and is expected to grow by an additional 48
percent by 2030.

While Crow Wing County’s growth rate is well above, the City of Garrison grew even
faster with 54 percent from 1990 to 2005 from 138 to an estimated 252 people (Table 1).
Population growth is expected to continue with an 80 percent increase from 2005 to 2030,
which will increase the population from 252 people to 454 (Table 2).

While the growth in the City is not expected to be as fast as the growth in Garrison
Township, both the City and the Township are projected to significantly increase their
populations in the coming years (Figure 1).

These projections do not take into account a number of influences. First, the population
projections do not count part-time residents or visitors, both of which impact the
community.
Additionally,
demand for
development

Table 1. Population Change, 1990-2005

1990-

1970 1980 1990 2000 2005 Est. 2000

within the City Garrison 125 174 138 213 252 54% 102%
once the Garrison Township 321 498 488 796 925 63% 188%
centralized Crow Wing County 34,826 41,722 44,279 55,099 61,080 24% 75%
sewer system is Minnesota 3,806,103 4,075,970 4,375,099 4,919,479 5,197,200 12% 37%

completed is 7990 & 2000 US Census of Population and Housing, MN Demographer

not factored in

to the calculations. Centralized Table 2. Population Projections, 2005-2030
sewer systems allow a city to

develop at a higher density and 2005 Est. 2010 2020 2030

accommodate more growth than _Garrison 252 293 377 454  80%
what would otherwise be possible.  Garrison Township 925 1,082 1,402 1,698 84%
Finally, if Highwoy 169 is increased Crow Wing County 61,080 67,090 79,420 90,240 48%
to four lanes to Garrison, that is also  Minnesota 5,197,200 5,452,500 = 5,909,400 6,268,200  21%

likely to increase the rate of 79954 2000 US Census of Population and Housing, MN Demographer
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Figure 1. Projected Population Growth population growth.
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Like many cities in Minnesota, the structure of the population in Garrison is changing.
From 1990 to 2000, the median age increased 26 percent from approximately 41 to 51.5
years old (Table 3). The median age is the age where half of

Table 3. Population Structure, 1990 - 2000 the population is above that age and half of the population is
below that age. The under age 5 population group decreased

Under 5 12 5 .58 substantially while the over 45 age groups increased
5to 14 14 23 ¢4 dramatically. The most striking increase is the 56 to 64 age
15 to 24 11 13 18 9roup, which grew by nearly 300 percent. Knowing which age
25 to 44 41 48 17  9roups are increasing or decreasing can help the City plan for
45 to 54 16 33 106 the types of services that are needed to accommodate
56 to 64 9 26 300 particular age groups.

65 and . .. .
Over 35 55 57 Throughout Minnesota, rural communities are aging,
Total 138 213 54 portif:ulquy commu.nities that gt.tract retirees due to attractive
Median scenic and recreational amenities such as lakes, woods, and
Age 40.9* 51.5 25 trails. As land prices increase in lake-oriented communities like
“Estimated, 1990 & 2000 US Census of Population and Garrison, it becomes increasingly difficult for younger families
Housing to purchase housing, which reduces the number of children

and increases the median age. The large increase in median
age may be due to a number of older part-time residents become year-round residents in
the 1990s.

The United States Census Bureau differentiates between “households” and “housing
units.” Households refer to the actual people within a housing unit whereas a housing unit
refers to the structure.

In addition to an aging population, there are also fewer people per household in both
Garrison and in Minnesota (Table 4). From 1990 to 2000, the number of households in
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Garrison increased by 77 percent Table 4. Households & Household Size

while the people per household Households Household Size
decreased by 13 percent. For a drop % %

in people per household to occur, the 2000 Change 1990 2000 Change

1990

number of households must increase  Garrison 64 113 77 | 2.5 1.88 -13
at a faster rate than the population,  Garrison Township 190 355 87 | 257 2.24 -13
which did occur. Crow Wing County | 17,204 33,483 95 | 257  1.65 -36

7990 & 2000 US Census of Population and Housing
Over the last several decades, the

trend has been toward smaller household sizes at the national level. This trend is largely
due to smaller family sizes, an increasing number of single person households, and fewer
traditional family households. If the trend of fewer people per household continues — and
indications are that it will continue — that trend can have a significant impact. For the
trend to continue, the number of housing units and occupied households must increase
faster than population growth, when more housing, land, and resources will be needed.

Although the number of households increased and the people per household decreased,
the actual number of housing units decreased by 14 percent. With the number of
households increasing, one would normally expect the number of housing units to
increase (Table 5). However, the increase in households, but a decrease in housing units,

was able to occur because the number of vacant housing . .
Table 5. Housing Units, 1990 - 2000
%

units decreased by nearly 50 percent.

The United States Census Bureau classifies seasonal

. . .. . Total Housing Units 221 191 -14

housing as vacant housing because it is not occupied year- -
. . Occupied 64 113 77

round. As more people convert their seasonal cabin to v

year-round housing, the number of occupied housing units -+ 2cant : 157 78 -0
will increase and the number of vacant housing units will _Owner OCCUp_'ed 48 87 81
decrease despite the fact that the number of actual housing _Renter Occupied 16 26 63
units may decrease or remain the same. Seasonal 144 73 -49
Other 13 5 -62

Although the increase in population may seem daunting, in
communities with a high number of seasonal cabins, a
significant part of the projected population growth will be part-time residents
becoming year-round residents. Nevertheless, there will be an impact on the
infrastructure and government services from new year-round residents. Many

7990 & 2000 US Census of Population and Housing

Table 6. Housing Type

communities in the Central Lakes Region are witnessing the conversion of Total 221 188
seasonal housing into year round housing. 1 Bedroom 52 >
2 Units 4 4
The percent of owner occupied housing increased slightly from 75 percentto 77 3to4 0 2
percent between 1990 and 2000, which is approximately the same as Crow 5to9 8 3
Wing County as a whole. 10to 19 0 0
20 to 49 30 34
The largest decrease in housing type was in mobile homes, which fell by about 59 or more 0 0
one third. While mobile homes can be a source of affordable housing and ~opile 119 81
quality has increased substantially in recent years, mobile homes tend to not Other 8 13
hold their value or increase their value as fast as on-site construction. Medianyear 1977 1984
79290 & 2000 US Census of

Population and Housing
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Table 7. Housing Value & Rent
%
1990 2000 Change

Median Rent $354 $419 18
Median Value $35,800 $101,300 183
Mobile Home Median Value N/A $23,300 N/A

7990 & 2000 US Census of Population and Housing

While the median cost of renting increased by only
18 percent, the median value of housing increased
by 183 percent from 1990 to 2000 and is likely even
higher in 2005. That growth is faster than the State
or the County; however, it only brings average
prices close to those of the overall State and County
averages. With the scenic and recreational

amenities the Garrison area has to offer and the projected increase in population,
housing prices can be expected to increase faster than the State average in coming

years.

Economic Status & Employment

Although the number of business establishments has increased slowly, the number of
people working in the City has more than doubled. However, about one third of the jobs
are in civic and social organizations that pay less than $100 per week. The average

weekly wage in 2004 is $219.

The leisure and hospitality industry make up approximately one half of all the jobs in
Garrison, which includes the resorts and restaurants. Retail jobs make up about one fifth

of the jobs and the remaining jobs

Table 8. Employment and Establishments are divided between a number of
1980 1985 1990 1995 2000 2004 smaller businesses and government

Number of Employees 107 116 240 214

254 263 jobs.

Number of Establishments 23 24 34 33

28 29

MN Department of Employment and Economic Development

Being on the cusp of growth and on
a major corridor to northern

Minnesota, Garrison is likely to see a continual increase in the number of jobs in the City.
However, most new jobs are likely to be service jobs with relatively low wages and

benefits.



