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While this project has been called a rezoning study, significant policy questions have been raised about the land use guidance in the 
Above the Falls (ATF) plan.  The plan calls for long-term land use transitions that impact existing businesses.  Staff have been directed 
to address these questions through re-evaluating the policy basis for the plan’s land use guidance.  The outcome of this evaluation is 
not pre-determined.  It may result in modifications to the plan’s future land use map, or it may leave the long-term vision intact but 
recommend implementation strategies that provide more certainty to property owners about the timing of redevelopment.  Given this 
context, a phased approach to the project is required. 

Phase I of the project entails a review of city policy and other internal and external analyses that bear on the future land use guidance 
in the Above the Falls plan, and the feasibility of implementing the plan as envisioned.  Additional analysis may be undertaken if 
judged to be important in evaluating these aspects of the plan.  The summary report developed in this phase would support a decision 
concerning whether to modify the land use guidance in Above the Falls. 

 Phase II consists of the steps necessary to modify the land use and development guidance in the Above the Falls plan.  It would be 
undertaken only if Phase I results in City Council direction to revisit the ATF plan.  The product would be a plan revision. 

 Phase III relates to implementation of the policy guidance in Above the Falls.  It entails rezoning property in support of the plan’s land 
use guidance, and it may include actions related to establishing more certainty concerning the timing of redevelopment. 

 Note that the land use guidance in the Above the Falls plan has little impact on existing properties in certain parts of the study area.  
For this reason rezoning and possibly other implementation activity can proceed on its own schedule for parts of the study area where 
land use transition and feasibility questions are less relevant. 

The following table provides additional detail relative to the phased work plan. 

PHASE DESCRIPTION TIMEFRAME STAFFING PRODUCT 

Phase I A - 
Scan 
 

Gather and develop information related to key research questions—
industrial/residential land use, and feasibility of redevelopment 
objectives.  Scan will include: 
• Existing city and Park Board policy and plan guidance 
• Best practices on riverfront redevelopment, industrial preservation 

studies, and feasibility analysis 
• Readily available comparisons of industrial land in this city and 

other comparable ones 
• Property-based information in study area 

6 months City staff Summary 
report and 
recom-
mendation 
concerning 
need for 
additional 
analysis 
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PHASE DESCRIPTION TIMEFRAME STAFFING PRODUCT 

Phase I B -
Analysis 
 

If the preliminary scan suggests it, this would entail analysis intended 
to improve our ability to understand the implications of the proposed 
upper river redevelopment.  This may include: 
• Comparative economic analysis of industrial vs residential land 

use 
• Redevelopment feasibility analysis 
• Research on alternative development strategies and agreements 

that could meet City objectives (e.g. phasing strategies) 
• Community/stakeholder input 
• Other 

6 -9 months 
(may not be 
needed) 

City staff 
and outside 
consultant 

Summary 
Report and 
Recom-
mendation 

Phase II –  
ATF Plan 
Revision 
 

If the scan and/or analysis result in direction to modify ATF land use 
guidance, the scope of this phase will include significant public 
engagement.  Tasks may include: 
• Revisions to future land use map 
• Possible alternate redevelopment scenarios 
• Phasing for implementation of rezoning and other city actions 
• Alternate ways of developing lands, e.g. providing river access 

without displacing existing use (at least in short term) 
• Other 

6-9 months 
(may not be 
needed) 

City staff 
with 
possible 
consultant 
support 

Recom-
mended 
changes to 
ATF Plan 

Phase II -
Implementation 
Actions 
 

Following affirmation or modification of land use policy, this phase 
may include: 
• Rezoning of property.  (possibly phased) 
• Other phasing strategies for transition areas, such as timelines for 

continued business finance activity and abstention of city support 
for redevelopment 

• Coordination between CPED, Public Works, and MPRB on public 
investment in infrastructure and parks 

• Other 

6-9 months City staff 
and 
potentially 
consultant 

Parcel level 
zoning 
changes; City 
Council 
resolution, 
other actions 

 


