
The Land Use Plan provides the framework for the growth and development of Wor-
thington.  The Land Use Plan serves as a guide for the character and intensity of devel-
opment throughout the city.  The Land Use Plan promotes strong residential neighbor-

hoods, a flourishing industrial base, a vibrant downtown core, focused commercial areas, and
numerous recreational opportunities.

The Land Use Plan consists of three elements.  The Description of Use and Character explains
the character and qualities of each land use type.  These descriptions provide the framework for
evaluating land use decision and guiding public actions.  The Map shows how these land uses are
assigned to each parcel of land in the current city limits and in planned growth areas.  The
community is divided into a series of Districts with shared development interests.  The Plan
highlights specific land use and development issues in each District.  This section also focuses on
public actions related to the Comprehensive Plan.

Description of Use and Character
The Land Use Plan places every parcel of land in Worthington into a specific category.  This
designation determines the type and intensity of development allowed in each location. Achiev-
ing Worthington’s vision requires more than guiding the use of land.  Within each land use are
elements of character and quality desired by the community.

The Comprehensive Plan uses four broad categories of land use to guide the growth and
redevelopment of Worthington.  Residential land uses provide areas for people to live.  Com-
mercial land uses represent the locations dedicated to the sale of goods and services to the
community.  Industrial land uses are centers of employment for Worthington and the region.  A
variety of public and institutional land uses support the private development pattern.  The
challenge of land use planning is to address the unique set of needs presented by each land use
and connecting the land uses in a sustainable manner with the character and qualities desired
for Worthington.

Residential Land Use

Housing plays an essential role in the vision for the future of Worthington.  Worthington’s
vision is to be the best place in the region by providing a desirable environment to live, work
and play for all people.  The character of the housing stock shapes the quality of life in Wor-
thington.  More land area is allocated to housing than any other type of land use.

Housing provides the foundation for economic growth.  Job growth and housing go hand-in-
hand.  Business growth requires employees.  Employees require housing.  People living in
Worthington provide the demand for goods and services.  Housing provides the customer base
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needed to support business retention and expansion.

Land use planning often focuses solely on the type and density of housing units.  In reality, there
are many more qualities and characteristics of housing in Worthington.
Residential land use in Worthington can be viewed at three different
levels.

• The individual parcel is the basic building block of residential
land use.  At this level, the Plan considers characteristics of the
house and the use of the lot.

• Housing does not occur on isolated lots, but in neighborhoods.
At the neighborhood level, the Plan focuses on creating and
sustaining desirable places to live.

• Worthington neighborhoods occur as part of the broader com-
munity with relationships to other land uses.

Looking at residential land use from the perspective of each level
enables the City to more effectively meet local housing needs.

Character of Housing

Planning for residential land use begins with individual housing units.
It is the place where people live.  Housing changes the character of
the land where it is located.

Housing in Worthington is a diverse commodity.  Housing comes in a
variety of ages, sizes and configurations. Planning and land use
controls often focus on the characteristics of the housing unit and the
orientation to its unique parcel of land.

Housing Style

Housing styles change over time based on financial considerations,
architectural design, construction techniques and consumer prefer-
ence.  A home built in the 1940’s looks different than one built in
2003.  Despite these changes, housing styles have many enduring
characteristics.  A description of the basic housing styles in Worthington forms a common
language for planning.

______________________________________________________ Single Family Detached
When someone says “house” the most common image is a
single family detached dwelling.  This housing style is
characterized by several features.  There is a one-to-one
relationship between house and parcel of land.  The housing
unit is located on a single parcel.  The house is not physi-
cally attached to another housing unit.  The housing is
designed for occupancy by a single family unit.  These
factors are present in all forms of single family detached
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housing in Worthington.  The primary variables become the size of the lot and the unit.

Mobile homes fit the criteria of single family detached housing.  The size of the units and the
lack of permanent foundations require different land use controls than the traditional single
family dwelling.

______________________________________________________ Single Family Attached
Single family attached housing comes in many forms.
Duplexes, quads and townhomes are common examples of
this housing style.  Although the specific form changes,
there are several common characteristics.  Each housing
unit is designed for occupancy by a single family.  The
housing units are physically attached to each other in a
horizontal orientation.  This style is sometimes called “row
housing.”

There is not a single pattern of organization for housing and parcels.  The same physical struc-
ture may have different parcel configurations.  For example, a duplex (two units attached)
typically sits on a single parcel.  The same structure can straddle two lots and be called a “twin
home.”  As more units are added to the structure, a third parcel pattern appears.  A property
ownership consists of the building footprint and a share of the common property for the
housing development.  In these cases, a homeowner’s association is responsible for the mainte-
nance of these common areas.

____________________________________________________________ Multiple Family
In Worthington, multiple family dwellings are structures of
two of more stories containing four or more housing units.
The horizontal orientation of the units is a key characteris-
tic of this housing style.  The common names associated
with this style reflect ownership.  Units available for rent
are called “apartments.”  Owned housing is typically
referred to as “condominiums” or “cooperatives.”

Variety

The Comprehensive Plan seeks a housing
stock that allows people to live in Worthing-
ton for a lifetime.  Achieving this objective
requires an understanding of community
characteristics and housing needs.  Each stage
of life produces different housing demands.
In some cases, market forces respond to
provide an adequate variety of housing
options.  Public action may be needed if the
market response is not adequate.

Young adults seeking to locate in (or remain Figure 2-1
Life Cycle of Housing Stock
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in) Worthington face challenges in purchasing a home.  At this stage in life, the amount of
income and assets may pose barriers to home ownership.  This age group depends on apart-
ments and other forms of rental housing.

As age, economic status and family size increase, people often seek a shift to owned housing.
The smaller and older homes in Worthington fill the role of starter home.  Townhomes provide
a more affordable form of entry level owned housing.

Families may “move up” to larger homes over a life time. This transition reflects the need for
more space and the capacity to support additional housing expense.

As people age and children leave home, housing needs change.  “Empty nesters” may seek to
downsize with smaller homes and less maintenance.   This trend has fueled demand for alterna-
tive styles of owned housing including townhomes, condominiums and cooperatives.  Other
older residents may need housing that includes varying levels of support services.

Quality

Quality is an important characteristic of the housing stock.  The Comprehensive Plan seeks to
provide safe and decent housing.  The quality of housing stock extends beyond the walls of the
building.  The maintenance of house and property affects the broader neighborhood.  Good
maintenance practices set a tone of community pride.  Conversely, the failure to adequately
maintain property plants the seeds of blight with the potential to spread to other areas.

Worthington encourages the use of quality construction techniques and materials.  The positive
outcomes of quality construction include:

• Promoting health and safety of residents through sound dwelling units.

• Encouraging energy efficiency.

• Encouraging water conservation.

• Minimizing ongoing maintenance costs.

• Maintaining values and contributing to growth of the local tax base.

Worthington uses enforcement of building codes as one means of achieving this objective and
realizing these benefits.  The City has not currently chosen to adopt other regulatory tools that
influence the quality of the housing stock.  Housing codes and design guidelines are examples
of other tools that might be used to address future needs.

Housing codes are typically designed to require adequate maintenance of existing units.  Some
housing codes target specific types of housing.   Regulations applicable to rental housing set
minimum standards for rental units and address the conversion of units from owner to renter
occupancy.

Design guidelines set standards for building design and construction.  Public design guidelines
more frequently apply to downtowns or area of historical significance.  Some private develop-
ers establish design guidelines through covenants on the property.
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Character of Neighborhood

In cities, housing occurs in groups.  These groups are called “neighborhoods.”
The design and function of neighborhoods plays a significant role in the quality
of life in Worthington.

Basic Neighborhood Design

The foundation for neighborhoods is laid when land is platted for development.
The design of neighborhoods involves more than situating residential lots on a
piece of land.  Certain factors should be considered present in every neighbor-
hood.  The basic elements of neighborhoods in Worthington include the
following:

• Neighborhoods should incorporate the natural characteristics of the
setting.  Trees, terrain, drainageways, and other natural features provide character to
the place.

• Housing is built around a “system” of streets.  Local or neighborhood streets provide
access to homes.  Larger collector and arterial streets provide connections to shopping,
employment and other destinations.

• Housing is oriented to the local street, minimizing access and noise conflicts with
collector streets.

• Public improvements influence the appearance and character of a neighborhood.  Some
examples of improvements that define an area include streets with curb and gutter,
trees in the public boulevard, street lighting systems, and storm water ponding.

• Sidewalks, trails, and bikeways connect the neighborhood to other parts of the commu-
nity.

• Well located and accessible parks provide places for residents to gather and play.

All of these elements work together to create a desirable and sustainable place to live.

Institutional Uses

Housing may not be the sole land use in a neighborhood.  Institutional uses (such as schools and
churches) can be part of the neighborhood environment.  Churches can be found in many
Worthington neighborhoods.  The Comprehensive Plan identifies churches as a separate land
use (Public/Semi-Public).

New churches may also be allowed in residential areas under certain conditions.  These condi-
tions should address the aspects of a church that conflict with desired characteristics of residen-
tial neighborhood.  Criteria for locating a church is a residential land use area include:

• Size.  Large church buildings and site areas can disrupt neighborhood cohesiveness.
Churches in Low Density Residential areas should not be more than [to be deter-
mined] square feet in lot area.
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• Parking.  Parking may spill on to neighborhood streets without adequate on-site
facilities.  The parking needs will vary with the use of the facility.  Worship may be only
one aspect of this use.  Education and other program uses may alter parking needs.

• Traffic.  Traffic increases during peak use times.  These times may not be limited to
specific day of worship.  Churches should be oriented to designated collector or
arterial streets.

• Lighting and signage.  Site lighting and signage needs may resemble commercial uses.
These site factors should be managed to fit the character of the surrounding residential
development.

These issues are better addressed through the zoning ordinance.  Churches should be a “condi-
tional use” in residential zoning districts acknowledging that these uses are not suited for all
locations.  The additional controls provided by the conditional use permit enables the City to
place restrictions on the scale and use of the church on make this non-residential use consistent
with the neighborhood.

Attractive

Attractive physical appearance is one of the most common attributes of Worthington neighbor-
hoods.  Attractiveness is a combination of design, construction and maintenance.  These charac-
teristics apply to buildings and sites.  Attractiveness is relevant for both private and public
property.  Attractiveness reflects individual pride in property as well as an overall sense of
community quality.

___________________________________________________________ Private Property
The City uses a variety of regulatory tools to influence the potential for attractive neighbor-
hoods.

• Building codes promote quality construction.

• Subdivision regulations control the initial configuration of lots.

• Zoning regulations establish limitations on the size of lots, placement of the house on a
lot, relationship of structure size to lot area, and building height.

• Nuisance ordinances enable the City to prevent and correct undesirable uses of prop-
erty.

• Other City regulations control other ancillary uses of residential property.

Maintenance of property is a factor in sustaining quality neighborhoods.  The tenure (form of
ownership) influences the responsibility for housing maintenance.  The owner-occupant of a
single family detached home is solely responsible for the maintenance of building and grounds.
If this same home is rented, maintenance responsibilities are often shared between tenant and
owner.  This relationship may include a third party property manager retained by the owner to
perform maintenance duties.  Owners of attached housing may act collectively through a
homeowner’s association.  In multiple family rental housing, the tenants have no direct respon-
sibility for property maintenance.  This discussion does not imply a preference, but is intended
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solely to highlight the differences.  This understanding becomes relevant when public action is
needed to address a failure of the private maintenance approach.  Nuisance ordinances are one
tool used by the City to address failures in private maintenance and use of property.

Economics also influences property maintenance.  The greater the portion of income devoted
to basic housing costs (mortgage/rent, taxes, utilities), the less money available for mainte-
nance activities.  Maintenance can be deferred, but not avoided.  If left unchecked, this cycle of
avoided maintenance produces negative effects.  Over time, the lack of maintenance results in
building deterioration.  This deterioration may produce health and safety risks for occupants.
The outward appearance of home deterioration can be called “blight.”  Blight spreads as the
condition of a home discourages adjacent property owners from investing in needed mainte-
nance.

______________________________________________________________Public Realm
The role of municipal investment in the quality of neighborhoods must not be overlooked.  The
figure below illustrates the role of improvements in the public realm.  Public investments in the
right-of way fill the area between parcels.  The form of these improvements is an important
element of neighborhood character and attractiveness.

Paved streets with curb and gutter clearly distinguish between space for vehicles and space for
people.  Sidewalks allow people to move, play and interact.  Without sidewalks, these activities
often share the street with vehicles.  Street lights contribute to both appearance and safety of a
place.

Boulevard trees are important parts of the quality of residential streets.  Trees in the unpaved
right-of-way (boulevard) add natural beauty and comfort to a neighborhood.  Trees also offer
visual buffers from traffic and other sources.  A sustainable network of boulevard trees requires
planning.  Some guidelines for planting of boulevard trees include:

• Trees should be placed in locations that do not interfere with the use of the street.

• Branches should not impede the designed use of the street or sight lines from street or
driveways.

Figure 2-2
Illustration of Public Realm Improvements
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• Tree size should be appropriate for the location to minimize potential disruption of
adjacent street, sidewalks, or utilities.

• Using a variety of tree protects against widespread loss from future disease.

Worthington Municipal Utilities buries electric service lines.  While underground lines im-
prove reliability, they also eliminate the visual clutter of overhead power lines and transform-
ers.

Storm water management systems provide several ways to influence neighborhood character
and appearance.  In basic terms, the provision of a functional storm water management system
prevents flooding and the related damage to homes.  The form of these systems is a factor in
neighborhood character.  Storm water conveyed by catch basins and pipes has little impact on a
neighborhood.  Natural systems may be used to collect, convey and manage storm water.  The
use of natural systems brings more green environment into a neighborhood.

As with private dwellings, reinvestment and maintenance is needed to sustain the quality of
public realm improvements.

Safe Places

Safety is frequently identified as the most desired characteristics of a place to live.  Several
aspects of the Comprehensive Plan and city government influence these characteristics of
neighborhood.

______________________________________________________________ Local Streets
Local streets are designed to bring people in and out of neighborhoods.  They support low level
of traffic moving at slower speeds.  The intended design minimizes the speed and noise of
traffic.

The ability to achieve these objectives for local streets is influenced by the design and operation
of the broader community street system.  A system of larger streets serves as transportation
corridors supporting the local streets.  These corridors collect traffic from neighborhoods and
allow movement within Worthington to jobs, shopping and other destinations.  Without this
supporting system, traffic “cuts through” neighborhoods on local streets seeking other destina-
tions.

____________________________________________________________ Public Services
Services provided by the City of Worthington are essential parts of safe neighborhoods. Po-
lice protection provides real and indirect influences on safety.  The police department works to
prevent crimes against people and property.  The presence of a police car on patrol in a neigh-
borhood adds to the perception of safety.  The fire department prevents a fire from spreading to
adjacent property.  The municipal water system enhances the ability to suppress fires by provid-
ing fire hydrants and adequate water pressure throughout the city.

Connections and Gathering Places

Without connections and gathering places, residential areas function like a series of housing
islands.  People come and go by car.  Activity is focused on individual lots.  There is minimal

Local streets are essential
elements of Worthington
neighborhoods.  Streets are
more than a piece of the
transportation system.
Streets, sidewalks and other
public improvements help
define the character of
neighborhoods.
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A dedicated bike lane is one
means of promoting non-
vehicular movement in
Worthington.

Parks create strong
neighborhoods by providing
places for residents to gather
and play.  As shown in this
illustration, the park contains a
mix of active and passive uses.
Sidewalks and trails connect
the park with the community.

opportunity for interaction between neighbors.

Worthington seeks to create residential areas that build connections among residents and with
the community.

______________________________________________________________ Connections
A system of sidewalks, trails and bike lanes creates a connected community.  These improve-
ments allow people to move safely and conveniently throughout neighborhoods and Worthing-
ton without a car.  This form of movement provides the opportunity to meet and interact with
other residents.  It creates an awareness of the community and its environment that cannot
occur from inside a car.

The concept of “system” is an essential element of connections.  Sidewalks, trails and bike lanes
must work together to connect neighborhoods with destinations in Worthington.  Potential
destinations include schools, parks, and the Downtown.  Sidewalks and trails that do not lead
anywhere are less likely to be used.  It is also important to build sidewalks and trails in com-
plete segments.  Missing pieces reduce the usability of the system.  These gaps may cause larger
segments of sidewalks and trails to go unused.

The long term success of this system of connections requires a vision for the future and a
commitment to ongoing improvements.  The need for sidewalks may not be apparent in a new
subdivision if viewed in isolation.  Sidewalks through this neighborhood may become more
important as the City grows.  Adding sidewalks to an existing neighborhood is significantly
more complicated than installing them with initial construction.

There are several strategies for providing this system in Worthington:

• Require the construction of sidewalks on both side of the street in new subdivisions.

• Identify and fill in gaps in existing trail system.

• Incorporate trails or bike lanes into reconstruction projects for collector and arterials
streets within Worthington.

• Evaluate the ability to move throughout the City using sidewalk, trails and bike lanes,
identify deficiencies, and establish a program for adding missing links.

________________________________________________________ Neighborhood Parks
The City provides neighborhood parks as a means of promoting recreation, gathering and
interaction for its residents.  The neighborhood park is more than a public green space in a
housing area.  The City will develop neighborhood parks for both active and passive activities
for all ages, abilities and ethnic groups as determined by users in the service area.

Parks should be well distributed and accessible to all neighborhoods.  Typical park planning
standards suggest a service area for a neighborhood park of approximately ½ mile radius
(walking distance).  This distance should be viewed in light of physical barriers to access or
high-traffic road crossings.

The location of the park should be both visible and accessible.  The park should have public
street frontage and connection to the greater community system of trails and sidewalks.
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The parks needs of each neighborhood are unique. Generally, the development of a neighbor-
hood park should be a balance of active and passive uses. Active uses are intended to be infor-
mal and for local users, with the option of limited use by youth leagues if monitored for over
use, noise, parking and traffic problems.  Potential active uses include play structures, court
games, informal play fields, wading pool, tennis courts, volleyball courts, basketball courts, ice
skating, ice hockey, drinking fountain and rest rooms. Passive uses could include: trails (both
paved and unpaved, picnic areas, benches,  and attractive green spaces ( trees, gardens, ponds).
Depending on the range of uses, the neighborhood parks varies from 3 to 8 acres in size.  Most
neighborhood parks can be accommodated by on-street parking.

______________________________________________________ Other Gathering Places
In some cases, the need for neighborhood gathering places can come from other sources.
Community scale parks meet the park needs for neighborhoods around the western shore of
Lake Okabena.  The Elementary and Middle School provide outside recreation facilities, but are
not designed to function as a neighborhood park.  The reuse of the old West and Central
Elementary School sites provide an opportunity to provide additional park space and other
neighborhood gathering features.

Community Housing Considerations

Worthington seeks to provide a housing stock that
meets the needs of current residents and offers the
capacity to attract new residents.  The housing needs
of the community will change over time based on
demographic and economic factors.  The City will
monitor the housing stock to determine the need for
public actions to address local housing needs. Two
important community housing considerations are
affordability and housing conversion.

Affordability

It is impossible to talk about community planning without using the term “affordable housing”.
Some people interpret affordable housing as a politically correct term for low income housing.
Housing for people and families with low incomes is only one part of affordable housing.  The
issue has far broader implications.

Planning for the future must begin with a common understanding of affordability.  In broadest
terms, affordability represents the share of overall income consumed by housing related
expenses.  The implications of housing affordability extend into many aspects of community
development.

• Housing affordability affects the local economy.  If housing becomes more affordable,
then more household income is available to local government services and local
businesses.  The reverse is also true.  Tight budgets increase the reluctance of residents
to support local businesses and local governmental programs.

• Affordability determines who lives in Worthington.  The relationship is simple.  People
cannot move to Worthington without adequate housing options.   This situation applies
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to employees for local businesses.  It affects the ability of children to return and live in
Worthington.  It determines if elderly on fixed incomes can stay in Worthington.

• Affordability applies to the housing “system.”  The housing system must provide afford-
able housing at different levels of income and life style.  Encouraging housing mobility
within the community promotes a desirable mix of options.  A young family moving
into a bigger home may create an affordable starter home for another person.  Housing
that allows seniors to transition into alternative units provides units for family housing.

• Affordability has implications for maintenance of the housing stock.  Just as affordabil-
ity influences the disposable income available for other goods and services, it affects
spending on housing maintenance.  As homes age, parts of the house must be replaced.
As families change, houses need to adapt.  Failure to address these maintenance needs
leads to inadequate and deteriorating housing.

It is important to recognize that there are two sides to affordability - the cost of housing and
the income available to pay for housing.  Affordable housing strategies in Worthington must
focus on both sides of the issue.  The community needs an adequate supply of housing with
prices and rents that match the income of its residents.  The City can also encourage the growth
of jobs with wages that support housing available in Worthington.

Housing Conversion

The majority of Worthington’s housing stock was designed to be occupied by a single family.
Traditionally, these housing units have been owner occupied.  Economic and demand pressures
result in the conversion of this use and tenure.

The first step in the conversion process is the shift from owner to renter occupancy.  The
evolution of this conversion may result in occupancy by multiple individuals or families.

Housing converted from owned to rental may be subject to less maintenance.  Renters that
view the unit as temporary housing may have less incentive to maintain the grounds.    Many
maintenance responsibilities fall to the landlord.   Rental single-family homes are often owned
by individuals, who assume responsibility for maintenance.  Providing adequate maintenance is
a function of need, time and income.

Parking is a factor in housing conversion. Single family homes and neighborhoods are designed
for the off-street parking needs of one family.   Conversion of these units to multiple occupancy
rarely provides additional off-street parking.  A lack of parking tends to degrade the overall
quality of the neighborhood.  Streets become crowded with unintended levels of on-street
parking.  Other parts of a lot not designed or developed appropriately may be used for parking.

The lack of maintenance and the increase in automobiles are form of neighborhood blight.
Over time, blight often affects adjacent properties.  Blighted property lessens the overall
quality of a neighborhood and provides a disincentive for investment in other properties.

This conversion of housing produces a loss in ownership opportunities.  While the number of
units can be replaced by new construction, affordability becomes a concern.  New construction
is typically more expensive (less affordable) than the units converted to rental use.
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Municipal Utilities

Worthington requires housing to be connected to municipal sanitary sewer and water systems.
The sanitary sewer system provides a quality and reliable means of collecting and treating
wastewater.  A community system removes the risks associated with individual septic systems.
The water system provides for the supply and treatment of water for homes in Worthington.

Land Use Categories

The Comprehensive Plan uses three types of residential land use

• Low Density Residential

• Medium Density Residential

• High Density Residential

In addition, residential development occurs within the Downtown Core and Downtown Mixed
Use areas.  Distinguishing among the different forms of residential development allows the Plan
to focus on the setting, support and guidance required.

Low Density Residential  

Low Density Residential provides areas for neighborhoods of single family housing.  Single
family housing can be described as a building intended to serve as a dwelling for one person or
family unit.

The traditional freestanding (detached) home provides the most common example of single
family housing.  In this land use, single family units may be physically attached to one another
subject to two conditions: (1) the housing units have a horizontal orientation and (2) the
density does not exceed six (6) units per acre of land.  This density limitation also applies to
detached forms of housing.

Medium Density Residential  

Medium density residential land uses include attached housing like for-sale/rent townhomes
and apartments.  Some areas of the City have historically developed with small lot residential
housing containing lots with 40 feet of frontage and less than 5000 square feet of lot area which
would also be allowable in the medium density residential category.  The density range is up to
12 units per acre.  Medium density areas are located adjacent to higher intensity commercial
and industrial uses, schools, and along highway corridors.  These uses will inherently produce a
higher number of vehicle trips on a per acre basis than low density residential housing areas.
Character traits of medium density residential developments can be different than typical single
family neighborhoods.

High Density Residential  

High density residential land uses include multi-story apartment and condominium complexes.
Densities are 12 units or more per acre.  The Land Use Plan identifies areas of the community
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where these uses are acceptable.  High density residential areas are not typically adjacent to
single family housing although newly developing areas may be an exception when they are
planned in a comprehensive manner.  Like medium density uses, high density uses are located
adjacent to higher intensity commercial and industrial uses, downtown, schools, and along
highway corridors.  These uses produce a higher number of total vehicle trips, but fewer trips
per unit than low density residential housing areas.  High density residential uses should not be
located within existing single-family residential neighborhoods.  High density residential
developments may require a detailed site master plan that organizes public and private space.

Future Residential Growth Areas

This land use serves two purposes. The Future Growth Area designation shows the expansion
plans of the City.  The land use reflects the locations best suited to future growth.  Public and
private planning can be based on this expansion.  Also, the land use indicates that growth in this
area will be residential.  Since this area is currently outside of the City, this designation helps to
prevent conflicting land use and development patterns prior to annexation.

Commercial Land Uses

Commerce is an integral part of Worthington’s vision for the future.  Worthington seeks to
offer the most complete array of housing, jobs, shopping, health care, religious, and recreation
opportunities that provide an excellent quality of life.  Worthington also works to be the best
place to do business.  Achieving this vision requires strong commercial districts.

Characteristics of Commercial Land Use

Planning for commercial land use begins with some definitions.  Before discussing the physical
nature of commercial land use, it is important to understand the nature of the businesses that
make up this land use.

Business Types

Commercial businesses are not a single, uniform commodity.  These businesses encompass a
wide range of activities.  Understanding the basic distinctions among commercial businesses
allows for more effective planning and land use management.  Commercial land uses typically
fall into three broad categories:

• Retail.  These businesses provide the sale of goods and commodities to the public.  The
interaction between the business and the customer (shopping) is an essential factor in
this type of commercial land use.  Retail uses typically produce the highest amount of
vehicle trips among commercial land uses.  Traffic, access and visibility influence the
location of retail uses.

• Services.   Service businesses provide a wide range of professional services.  Examples
of service businesses include law, health care, banking, accounting and real estate.
Services typically entail less business/customer interaction than retail.  Many services
can be obtained without visiting the premises of the business.  This relationship is
different for each type of service business.  The nature of the interaction with the
customer influences the location for service businesses.
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• Office.  Office businesses closely resemble services.  Many businesses located in an
office setting provide professional services.  From a land use planning perspective, it is
important to distinguish office uses from other commercial activities.  The “pure” office
uses entail minimal amounts of interaction with customers.  Employees are the pri-
mary activity generators for offices.

The nature of the business activity and the interaction with customers influences the planning
and community development issues associated with commercial land use.

Demand/Market

Commercial businesses exist when there is a demand for the goods and services they provide.
The nature of this demand influences land use.  Location and accessibility to customers are two
elements in capturing demand.  For commercial businesses in Worthington, demand for goods
and services comes primarily from the following sources:

• Local residents

• Local businesses

• Residents in region surrounding Worthington

• Travelers on highways.

The nature of the demand for commercial development is integrally related to other aspects of
community planning and development.  As Worthington grows, the market for local commer-
cial businesses increases.  The nature of this growth influences the types of goods and services
desired by residents, businesses, and institutions.  For example, the senior population creates a
different demand than young adults.  Businesses are influenced by the overall economic condi-
tion of the community.  Disposable income provides the means of supporting local businesses.

The market for goods and services extends beyond the boundaries of Worthington.  Residents
of the surrounding rural areas and towns have the potential to shop in Worthington.  Part of the
ability to capture this market lies with the businesses.  Product, price and service are key
factors in the decision to support Worthington businesses.  The Comprehensive Plan influences
this market by creating a desirable place to visit and shop.

People traveling past Worthington on the highway system provide a potential market for local
businesses.  In 2002, the Minnesota Department of Transportation reported an average daily
traffic volume of more than 10,000 vehicles at Interstate 90 and Humiston.  The average
volume along Highway 60 ranged from 5,500 on the south to 6,700 north of I-90.  Capturing
this market means attracting people off of the highway and into Worthington.

Economic Objectives

The Comprehensive Plan seeks to sustain attractive and functional settings for all types of land
use.  The physical characteristics of commercial land use are discussed in greater detail later in
the Plan.  Community objectives related to commercial land use involve more than the physical
form of development.  Several economic factors play a role in planning.  From an economic
perspective, commercial land use provides the community with:
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• Goods and services.

• Jobs.

• Tax base.

All of these factors influence the creation and the implementation of the Comprehensive Plan.

Hierarchy of Commercial Land

Commercial land uses organize in a hierarchy similar to residential uses: parcel, district and
community.  Each element of this hierarchy offers a different perspective on commercial land
use.

The Parcel

Many commercial development issues occur at the parcel level.  Worthington is
largely a collection of individual businesses.  The nature of these businesses makes the
individual parcel a primary focus of commercial land use.

The illustration on the right shows some of the important considerations in guiding
the development of a parcel for commercial use.

• The building is oriented to the street and the access to the customer.

• The layout of the parcel must address both character and function.

• An ample supply of parking that makes it convenient to obtain the goods and
services.

• Building materials, facades and signage combine with public streetscape to create an
attractive setting.

• Consideration must be given on how to define edges and separation between the
commercial parcel and adjacent residential uses.

These characteristics help to create sustainable locations for businesses in a manner that en-
hances Worthington.

Commercial development in Worthington tends to organize in three basic patterns.  Each of
these patterns presents different land use management issues.

The “pad” pattern is based on individual parcels and businesses.  In this pattern, each lot con-
tains a single building and each building contains a single business.  The “individual” nature of
the development influences land use decisions.  All elements of the development pattern
(building orientation, parking, street access) are driven by the needs of each parcel and busi-
ness.  In this pattern, pedestrian movement occurs at the street and from parking lot to store
entrance.  Pedestrian movement between businesses is difficult to encourage.  Much of the
commercial development along Oxford and Humiston follows this pattern.

The “strip” pattern contains a series of businesses linked together in a common structure.  The
strip commercial use typically occurs on a single parcel and provides shared parking.  The strip

This figure illustrates the
characteristics of a “typical”
commercial parcel.

“Pad” Pattern
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may have single, consistent facade or contain connected, but individual storefronts.  The use of
shared parking can reduce the number of spaces and the total paved area of the lot.  The strip
also allows for fewer curb cuts (street access points) and a more coordinated approach to traffic
circulation.  The physical connection of the uses allows for pedestrian movement within this
development.  The customer has greater ability to use more than one business without moving
the car.  Using the strip pattern to facilitate redevelopment along Oxford would unify the
development pattern and improve movement.

The “downtown” pattern combines elements of both pad and strip. The downtown is a collec-
tion of individual businesses (pad) joined together (strip).  This pattern orients the storefront to
the street, unlike the previous patterns that rely on parking between building and street.  This
pattern creates a strong relationship between pedestrian and vehicle activities.  Both move-
ments occur adjacent to the storefront.  Publicly provided shared parking can offset the con-
straints of linking parking requirements to a single parcel/business.

The District

Commercial land use rarely occurs as a single parcel.  In Worthing-
ton, the street system is a key organizing factor for commercial
districts.  Streets provide the link between business and customer
(see illustration on right).  There are a variety of other factors that
shape commercial districts:

• Businesses cluster together to take advantage of a common
customer base.  Service stations, lodging and restaurants
seek to capture market from the highway.  Smaller “pad”
uses are attracted to locations around the larger, destination
(anchor) stores.

• A district enhances the ability to coordinate land uses,
especially the relationship between commercial and resi-
dential.

• Planning for a broader area allows for coordination of access to streets.  This coordina-
tion will improve circulation and traffic safety.

• A district approach creates the potential to share parking and reduce the amount of
paved surface.

As with residential neighborhoods, public investments help to shape the function and character
of commercial districts.  Commercial districts also need quality and reliable municipal utilities.
Streets, trails and sidewalks provide the access required for a successful business.  Street
lighting, banners, landscaping, monumentation and other elements of streetscape help define
and beautify commercial districts.

The Community

Planning seeks to find a balance between individual business and community needs. All com-
mercial areas need to be good settings to operate a business.  Managing commercial develop-

“Strip” Pattern

“Downtown” Pattern
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ment requires a perspective that is broader than the individual business.  Some commercial land
use matters must be viewed at the community level.

___________________________________________________ Coordination of Land Uses
From a community land use perspective, it is important to understand the differing objectives
of residential and commercial land uses.

• Residential neighborhoods should be quiet and peaceful places.  Commercial districts
are places of activity.

• Local streets want minimal traffic.  Commercial streets feed upon traffic.

• The lights and signs that support businesses are out of place in residential neighbor-
hoods.

These differences illustrate the need to create and maintain edges or buffers between commer-
cial and residential land uses.  These want and need environments that are different and in some
cases opposite.  Clear distinctions between these areas work to provide a distinct and sustain-
able setting for each type of land use.  Without these edges, the environment from one area
adversely affects the other.  As a more intense use, the negative effects typically come from
commercial uses entering residential neighborhoods.  This intrusion reduces the quality as a
residential setting and creates a disincentive to property maintenance and barrier to apprecia-
tion of value.  Over time, these conditions may result in the creation and spread of blight.

_________________________________________________________ Commercial Streets
Streets and commercial development are integrally related.  Streets provide the conduit
between business and customer.  Businesses seek visibility and convenient access from the
street.  The role of the street in commercial districts goes beyond function.  Streets influence
the character of each commercial district.

The illustration below shows ways that public actions can use streets to define character in
commercial districts.

• Separate turn lanes improve traffic flow and safety.

• On-street parking provides convenient access to businesses.

These examples of streetscape
in the Downtown show how
public investments influence
the character of commercial
districts.

Figure 2-3
Character Elements of Commercial Street
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• Street lights, landscaping, banners and other forms of streetscape add visual appeal to
the district.

• Sidewalks provide the opportunity for people to visit more than one business at a stop.

• Buildings oriented to the street with interesting storefronts create a stronger identity
for the district.

This illustration is not intended to provide a template for commercial streets.  Instead, its
purpose is to stimulate ideas on how investments in the public realm can be used to enhance
commercial districts.

_________________________________________________________ Wayfinding System
Information signs should be treated as more than simply a part of the local street system.
Consistent and thoughtful use of information signs is an important aspect of community
development.  Signs can be used to attract and direct people to differ destinations within the
community.

The need for effective signage in Worthington is great because of the location of the Down-
town.  Downtown does not lie in plain sight for the traveler or visitor to Worthington.  The
pictures on the right illustrate the current conditions.  The top picture shows the intersection of
Humiston and Oxford facing south.  It appears as though Humiston leads into a residential
neighborhood rather than providing an enticing corridor to the Downtown.  The situation is
similar on South Lake where Downtown is hidden from Highway 58/60 by elevated railroad
tracks (see bottom picture).

The design and use of traffic signs is controlled by the Minnesota Manual on Uniform Traffic
Control Devices (MN MUTCD).  These regulations focus on the appearance, size and location
in the right-of-way.  With the requirements of the regulations, the City controls the use of
information signs.  The following guidelines apply to the establishment of an effective
wayfinding system.

Prioritize destinations

Every possible community destination should not have signs throughout Worthington.  The use
of too many signs makes it difficult for a driver to quickly and safely obtain the desired infor-
mation.  Excessive signage increases visual clutter along the street. Primary destinations for
visitors to Worthington should receive signage priority along the entrance corridors.  These
destinations include hospital and downtown.

There are a variety of other destinations may benefit from wayfinding signage.  Potential other
destinations include city hall, county administration, library, auditorium, schools, arena, and
campground.  The following questions help guide the use of informational signs for these
“secondary” destinations:

• How easily can the destination be found without additional signage?

• Should signage be used to guide traffic onto specific streets?

• Does the volume of people seeking this destination warrant additional signage?

Examples of current
informational sign use.
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Post at key locations

Signage becomes ineffective unless placed at important locations.  These locations include
community gateways, intersections with major street corridors, and points of possible confu-
sion.  The potential use of signs on Humiston directing people to "Downtown" illustrates these
principles.  Downtown signs should be placed at three key locations:

• North of Ryan's Road.  This location provides information to people using businesses
along Ryan's Road.

• North of Oxford.  Humiston does not appear to be a route to the Downtown.  A more
natural tendency would be to seek Downtown off of Oxford.  A sign in this location
informs driver to continue on Humiston and not to turn on Oxford.

• North of 14th Street.  When Humiston intersects 14th Street, the road angles to the
right and changes into 5th Avenue.  Placing an information sign north of this intersec-
tion avoids the potential confusion created by these factors.

The Comprehensive Plan does not present a complete wayfinding system.  Additional investiga-
tion will be needed to determine the type and location of informational signs on city streets.

Use consistent appearance

A consistent appearance enhances the effectiveness of the wayfinding system.  The driver can
quickly and easily obtain the information.  Changes in color or style create possible confusion
and additional distraction for the driver.

• Use a consistent color.  Within the specific regulatory criteria, signs may be brown,
green or blue.  The color for a specific use should be the same throughout the city.

• Consider a color system.  Grouping similar destinations into a common sign color
enhances the ability of the driver to distinguish among signs.  A potential color scheme
would be parks and recreational facilities (brown), hospital (blue) and all other destina-
tions (green).

• Use a consistent style.  Some signs can use a combination of symbols and words.  For
example, signage for a library could use the symbol on the right or a sign displaying
only text.  As with color, a consistent approach should be applied throughout the street
system.

Land Use Categories

The Comprehensive Plan uses three types of commercial land use to guide development:
Highway, Community, and Neighborhood.

The differences between these uses are based on market, location, size and infrastructure
support characteristics of various types of commercial development.  The Comprehensive Plan
seeks to provide an adequate supply of all categories in locations that support the overall
objectives of the Plan.

Library Symbol Sign
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Highway Commercial  

Highway commercial uses include high intensity commercial businesses that have a trade area
outside of Worthington and/or require a large amount of land for their operations.  Uses like
auto and recreational vehicle sales, farm implement dealers, motels, nurseries and other
outdoor sales, gas stations, restaurants, and “big box” retailers.   Due to the potential for these
uses to generate high traffic volumes, their location should be on or with adequate access to
arterial roadways.

Community Commercial  

Community commercial areas include retail sales and services serving the immediate Worthing-
ton community that are located along collector and arterial roadways.  This category allows for
uses such as banks, restaurants, grocery stores, gas stations and convenience stores, hardware
stores, and other businesses that have merchandise or services for sale.  These areas produce a
high number of vehicle trips lending to their location along major roadways

Neighborhood Commercial  

The neighborhood commercial category accommodates smaller scale uses for professional
trades such as finance, insurance, real estate, attorneys, and engineers.  Smaller scale retail and
service uses may be appropriate when they can be integrated in neighborhoods.  Site and
building design of neighborhood commercial areas should reflect more of a residential charac-
ter traits than commercial.  Often, they are adjacent to residential areas because they produce
less traffic than other commercial uses.  Businesses in neighborhood commercial areas typically
do not provide a wide range of goods and services as those located in community commercial
areas but they are typically more convenient to access by driving or walking.

Business Flex

This area is identified in Business Park and Industrial areas as a retail alternative to respond to
market forces that may have the desire for prominent highway commercial businesses.  This
category provides an alternative location to identified highway commercial areas that may not
be able to accommodate what might be a larger scale use for any number of reasons.

Commercial/Industrial Reserve

This area identifies an area held in reserve for future commercial and industrial development.
The only area designated for this use lies west of Highway 59 and North of Interstate 90.  This
location is well suited to development for highway commercial and industrial uses.  Municipal
utilities are not available to support immediate development in this area.  Also, the Compre-
hensive Plan seeks to guide development in vacant land already served by utilities before
opening new areas for growth.  The reserve status allows planning to facilitate the desired form
of development in the future.
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Downtown

Historically, the Downtown area is viewed as a commercial land use.  The area has been called
the “central business district.”  While commerce is an important aspect of Downtown, a variety
of other land uses make up the current environment and play essential roles in the future.
Among the mixture of uses in the Downtown are:

• Retail, service, office and other commercial uses

• Housing of varying forms and densities.

• Civic uses, including City Hall, Municipal Utilities, County Administration, Library
and Hospital.

The Downtown provides the only setting in Worthington where this diversity of uses with
differing land use needs can exist in a common “neighborhood.”

A further discussion of land use issues related to the Downtown appears later in this section
under the Downtown District.

Land Use Categories

The Downtown consists of two land use categories: a business oriented core and a mixed use
transition area.

Downtown Core  

The downtown core of Worthington provides areas for a mix of office, retail, service, residen-
tial and public uses.  Worthington’s Downtown will continue to be the hub of activity in the
community by facilitating places for appropriate uses when buildings and site are designed in
context with their environment.  The Downtown Core is oriented towards businesses.  High
density residential housing is allowed in the Downtown Core district only in mixed use devel-
opments.  Street fronts should be preserved for business uses.

Downtown Mixed Use  

The downtown mixed use category provides a transitional area on the periphery of downtown
and those corridors leading to the downtown.  This category anticipates redevelopment will
take place in specific areas to provide a mixture of residential, office and commercial uses that
are not currently in place.  These areas are designed to function in an organized and cohesive
manner with a higher level of attention to pedestrian improvements and building prominence
along the street corridor.  In many ways the downtown mixed use area is a supportive area to
the downtown by providing an additional population base and support services necessary for
downtown business operations.
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Industrial Land Uses

Industrial areas are important elements of Worthington’s identity and its future.  Worthington is
a major employment center in southwestern Minnesota.  Building on this foundation is a key
element of the community vision.

• The employment created by industrial users brings people to live in Worthington.
These people create the demand for housing and provide the market for commercial
development.

• Industry is also part of the market for local commercial businesses.

• Industry creates tax base to finance local government.

Planning for industrial land uses focuses on several factors:

• Ability for existing businesses to expand.

• Minimizing noise, odor and traffic conflicts with nonindustrial land uses.

• Roadway access for employees.

• Access to highway, rail and air transportation to ship products and receive materials for
processing.

• Supply, quality and reliability of municipal utilities needed to support operations.

Water supply is an important industrial development issue for Worthington.  The groundwater
system produces a limited amount of water supply.  Upcoming construction of the Lewis and
Clark water supply project expands local capacity.  The eventual connection with Lewis and
Clark does not provide enough water to eliminate supply as a constraint on industrial develop-
ment.  The Comprehensive Plan seeks new industrial growth that does not consume large
volumes of water.  Shifting large quantities of water supply to one or a small number of new
users would impair the City’s ability to realize other objectives.

The Comprehensive Plan places emphasis on the success and expansion of existing industries.
These businesses and the City share an interest in the future prosperity of the community.  With
knowledge and acceptance of the community, growing these businesses should be easier than
attracting new businesses.  A related strategy is promoting the creation of new businesses that
may spin-off of existing industries or seek a location close to these industries.

Land Use Categories

The Comprehensive Plan guides industrial land uses as general, special and business park.

General Industrial  

General Industrial covers the majority of industrial and manufacturing land uses in Worthing-
ton.  These areas are vital to the community’s employment and economic base.  These areas are
located along major highway and railroad corridors to help facilitate industrial commerce
activities.  Significant industrial expansion is planned on the eastern side of Worthington with
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the availability of water, sanitary sewer, highway, and rail access.  This area also poses the least
amount of residential land use conflicts.

Special Industrial  

Land guided for Special Industrial uses are intended for businesses with more intensive uses.
The level of intensity refers to the amount of land used by the business, the nature of the
industrial activity, and the potential for truck traffic.  Examples of Special Industry uses include
contracting yards, grain and feed elevators, lumber yards, concrete products processing,
processing of natural resources, and truck terminals.  The Plan specifically seeks to provide
adequate land for the future needs of Swift.

Business Park  

The Business Park accommodates a wide range of manufacturing, warehousing and transporta-
tion related industries along the I-90 corridor.  A high degree of building and site design is
required for uses because of their visibility from roadways.  The area designated as business park
between Highway 59 and 60 should be preserved as such to allow this area to build out over
many decades.

Public Land Uses

All of the previous land use categories deal with private development.  Public and institutional
land uses also play an important role in shaping the pattern and character of Worthington.

Park/Open Space  

The majority of the land in this category is owned by the City and operated as part of the
municipal park system.  The one exception is the Worthington Country Club.  This private golf
course is also designated as Park/Open Space.

Public/Semi Public  

This category included public schools, City and County governmental buildings, publicly
operated institutions, colleges, and religious institutions.
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Figure 2-4
Land Use Plan
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Downtown District

Land Use Map
The Land Use Map shows the specific land use assigned to each parcel of land.  The Plan as
illustrated by this map evolved from input and evaluations received through the planning
process.  The Plan builds on the existing community pattern to achieve the desired vision for
the future of Worthington.

Districts
The Land Use Plan divides Worthington into a series of planning districts.  These districts are
subareas of the community that share common land use and community development issues.
This approach enables the Land Use Plan to provide a more detailed description of the objec-
tives and policies for each district.

Downtown

Downtown is one of the most important districts in the Comprehensive Plan.  Downtown
defines the character and identity of the community.  Downtown blends a mixture of land uses
into a functioning and sustainable environment.  Downtown provides a unique setting for
commercial land uses.  It is a collection of smaller retail, service and office uses.  These uses can
be mutually supportive, attracting people to multiple businesses not just single-purpose trips.
The collection of uses and their close relationship creates an environment that is unlikely to be
replicated in other commercial districts.  Buildings and site design must be uniquely “down-
town” and not influenced by highway commercial and suburban form.

The Plan encourages Downtown to serve as the civic core of the community.  Currently,
Downtown is home to such essential public/semi-public facilities as City Hall, Municipal
Utility Offices, County
Administration, YMCA, and
Nobles County Library.
These uses attract people to
the Downtown.  Each
opportunity to visit the
Downtown creates market
potential for businesses.
These uses should remain
in the Downtown.  New
civic uses (such as a com-
munity center) should be
located in the Downtown
when feasible.

As civic uses age, the issue
of long-term use becomes
an important consideration.
Central Elementary School
provides an excellent Figure 2-5

Land Use Plan - Downtown District
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example of a civic use in transition.  This building is no longer used for its original purpose as
an elementary school.  From the perspective of community character, Central Elementary
School is part of the fabric and heritage of Worthington.  Neighborhoods grew up and built
connections with the school.  Many long time residents attended this school.  While reusing
older elementary schools is a challenge, the Comprehensive Plan encourages maintaining this
building.  Public/civic uses of the school allow it to remain as a community and neighborhood
gathering place.  Housing is another potential use.  Conversion of the school to housing loses
the public aspects, but retains the character of the building.

Health care is a significant factor in the Downtown.  The hospital, clinics and related businesses
provide many benefits to the Downtown.  Health care is a land use issue.  The Comprehensive
Plan must provide an adequate supply of land to sustain current uses and to provide the capac-
ity for growth.  Health care related uses should be encouraged to cluster in the Downtown
District.  Health care is an economic factor for the Downtown and for the community.  The
hospital and related businesses bring people into the Downtown, adding to the market for
Downtown businesses. Health care related businesses create jobs and tax base.  A Downtown
location provides the opportunity for these businesses to create a catalyst for redevelopment.

Downtown mixes commercial and residential uses.  Residential development in the Downtown
district serves several functions.

• The residents of Downtown housing provide potential customers for businesses.

• Residents add life to the Downtown.

• Downtown offers goods and services in close proximity to housing.

• Residential development may be a key to undertaking redevelopment.

Downtown is an excellent setting for higher density housing.  The street system and adjacent
land uses are often compatible with greater density.  The location provides access to shopping,
entertainment and health care.  This housing creates additional economic capacity to facilitate
redevelopment.

Despite the benefits of housing, it is not suited to every parcel in the Downtown.  In commer-
cial oriented locations, residential uses should be limited to second floor (and higher).  Housing
serves as an effective edge use, a transition between the commercial elements of Downtown
and the adjacent residential neighborhoods.

Redevelopment of the ADI/Campbell's site is important to the Downtown and will not occur
without city leadership.  The facility is physically and economically obsolete with potential
environmental issues.  While small portions of the facility can be used, the majority of the
property requires redevelopment.  Without redevelopment, physical deterioration of the
buildings will continue.  This blight provides a disincentive for investment in this section of the
Downtown.

A specific concept for the redevelopment of this property requires further planning and
analysis.  Continued planning for the ADI/Campbell’s property should be guided by the
following factors:

The Hospital and health care
related businesses are key
economic factors forthe
Downtown.

Redevelopment of the ADI/
Campbell’s site is an important
element of the plan for the
Downtown area.
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Oxford West District

• Industrial uses are not compatible with plans and objectives for the Downtown Dis-
trict.

• The size of the site and the cost of redevelopment increase the necessity for a mixture
of uses on this site.  The mixture may include retail, entertainment, office and housing.
The site also offers potential location for a community center.

• Redevelopment of the site and the adjacent street will create a stronger link between
the Lake and Downtown.

• This site is an essential part of building a stronger entry feature to Downtown from
Highway 59/60.

Public improvements will play a role in the future development of the Downtown.  Streetscape
improvements have been made along 10th Street.  The broader application of the streetscape
beautifies and defines the core area of Downtown.  While some form of streetscape should be
considered throughout the retail core of the Downtown, attention should be given to the
primary entry corridors, including 5th Avenue and 2nd Avenue.

Oxford West

Oxford West is an important commercial and industrial district.  There are several different
facets of the land use in this district:

• Commercial development along Ryan’s Road and Humiston will be oriented to
highway business and commercial uses.  The highway access at this location supports
commercial uses serving travelers and a broader market area.

• Commercial development along Oxford will be smaller in scale and oriented towards
community uses.  The Comprehensive Plan will encourage reinvestment and redevel-
opment along Oxford to maintain a strong and positive location for businesses.

• The remainder of the area focuses on promoting the retention and expansion of
industrial land uses.

Individual lots and drive define access to the street.  Efforts to facilitate redevelopment should
explore ways to reduce access points and improve traffic safety.

Figure 2-6
Land Use Plan - Oxford West District

Additional streetscape
improvements will ehance the
character and identity of the
Downtown.
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Oxford East District

Redevelopment may be constrained by lot configuration.  The businesses along the south side of
the street are located in a narrow band.  Care should be taken to maintain a strong edge
between businesses and adjacent neighborhoods.  Adequate screening and buffering must be
balanced with pedestrian connections.  Site edges must be defined to prevent the creep of
commercial businesses into residential neighborhoods. The scale of any particular commercial
use must be considered at the site selection stage by owners and applicable city review process.
This approach is especially important for those businesses along the south side of Oxford due to
close interaction between commercial and residential properties.

An important initiative proposed by the Comprehensive Plan is the relocation of the County
Fairground and Pioneer Village.  The location and street system make the fairgrounds an
excellent setting for future industrial growth.  This change is not intended to be immediate.  It
is a guide for long-term decision making by the affected parties.

The “Flex” designation provides the opportunity to follow future market trends and community
needs.  This location is well suited to either “big box” highway commercial uses or the expan-
sion of the existing industrial base. Additional consideration will be given to the land use
designation when the fairgrounds move from this location.

Humiston serves as a gateway to Worthington.  The street system in this location must serve
multiple functions:

• Humiston provides access to the businesses in the immediate area.

• Humiston is a primary corridor in and out of Worthington.

• Humiston leads and directs people to other parts of the community.

Streetscape and signage improvements are needed along Humiston to achieve these objectives.

Oxford East

The eastern leg of Oxford shares some of the land use and development issues of Oxford West.
The property along Oxford forms an important commercial corridor.  Commercial develop-
ment along Oxford is smaller in scale and oriented toward community uses.

A node of Highway Commercial use is located on the eastern edge of this district, at the I-90
interchange.  Commercial development (and redevelopment) in this area focuses on businesses
oriented to travel along the Interstate and Highway 60.

The area north of Oxford provides a wide range of residential land uses, including single-
family, manufactured housing and apartments.  The Comprehensive Plan builds on the existing
mixed residential pattern.  Oxford East provides a good setting for the construction of all types
of housing.  With access to both major employers and retail businesses, this area is well suited to
development of work force housing.

As with Oxford West, the Comprehensive Plan encourages commercial redevelopment along
Oxford.  Redevelopment must occur in a manner that maintains strong edges between com-
mercial and residential uses (see discussion in Oxford West).

Redevelopment along Oxford
provides the opportunity to
improve the relationship
between businesses and the
street.
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A key redevelopment opportunity in Oxford East is the Northland Mall.  At its initial construc-
tion, the Mall fit the needs of retailers and shoppers.  This type of interior-oriented mall offers
an increasingly less viable form of commercial structure.  It is more difficult to attract and keep
tenants seeking this type of space.  Low vacancies and income from leases are the keys to a
sustainable building.  Without adequate income, the property owner cannot make needed
improvements to the interior and exterior of the building.  The inability to maintain a desirable
atmosphere tends to perpetuate the struggles of commercial property.  The changing use of the
Mall also requires attention to the overall site.  Current parking lots are underutilized given
current use of this facility.

Revitalization or redevelopment of the Mall is an important initiative for the Comprehensive
Plan.  The physical design and economic constraints of the Mall make it unlikely that change
will occur without the involvement of the City.  The benefits to the City of facilitating redevel-
opment include:

• Bringing more shoppers to the Mall area increases exposure to other Oxford East
businesses.

• Improvements to the building and site enhance the area and may encourage other
property owners to make improvements.

• Encouraging business development in a redevelopment setting provides growth
without investment in new street and utility systems.

Potential strategies for redevelopment of this area were identified in the planning process.
Potential strategies include:

• Redevelopment of the Mall structure to eliminate the interior mall and to provide
exterior oriented storefronts.

• Construction of new retail adjacent to the street with the conversion of the Mall to
office or other commercial use not requiring direct visibility from the street.

• Demolition of the Mall to be replaced with retail adjacent to Oxford and new medium

Figure 2-7
Land Use Plan - Oxford East District

Redevelopment of the
Northland Mall is an important
redevelopment initiative.
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Central Residential  District

to high density housing built on the interior portions of the site.

Each of these alternatives would be consistent with the Comprehensive Plan.

The pending reconstruction of the Highway 60 corridor creates redevelopment opportunities
for the Oxford East district.  Although the final design has not been determined, the redesign
of the current intersection with Oxford seems inevitable. Design of this intersection and
planning for adjacent land uses should consider the following:

• Creation of gateway presence at Oxford/Highway 60 intersection to attract travelers
off the highway.

• Ability to use highway reconstruction as a catalyst for redevelopment of adjacent
properties.

The property in the southeast section of the Highway 60/Oxford intersection is shown as
Community Commercial.  Existing access to the area makes it best suited to commercial uses
that do not rely on highway traffic.  The actual design of the Highway and the supporting local
streets will determine the land use(s) suited to this location after redevelopment.

Grand Avenue is another transportation system improvement with development implications.
The street is currently underutilized as both a transportation corridor and a foundation for
development.  Grand Avenue is built with an attractive parkway design between Oxford and
4th Avenue.  The street links to, but not past, Oxford.  On the south end, the street ends at a
small triangular open area with no clear orientation to Downtown or any other destination.
Grand provides the potential for a strong community oriented link between the commercial
districts on Oxford and in the Downtown.  The existing parkway design has an identity with no
clear purpose.

Central Residential

The residential neighborhoods in the Central Worthington District are essential elements of
community character.  The mature and well maintained neighborhoods in this District model
many of the desired qualities and characteristics of residential land use. The focus of the Com-
prehensive Plan is on the preservation and enhancement of these neighborhoods.  The primary
objectives of the Plan for this District include:

• Avoid unwanted conversion of single family housing to multi-family housing.

• Provide adequate edges and buffers between neighborhoods and commercial areas.

• Prevent the erosion of these edges and the creep of nonresidential uses into these
neighborhoods.

• Clean up substandard and under-maintained properties.

• Prevent conflicting land uses

Only one neighborhood-type park (Millard Walker Park) is located in this district.  The size and
location of this park suggest that additional park space is needed in the western portion of the
Central Residential District.  Bristol Park is located west of Humiston, but is inadequate in size
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and facilities for the needs of this area.  In a fully built environment, the opportunities for park
development come from redevelopment projects.  Construction of a neighborhood park
provides an option for the replacement of existing homes that have deteriorated to a point that
revitalization is not practical.  Parks and recreation uses should be considered in planning for
the reuse of West and Central Elementary Schools.  Both sites are accessible for homes in
Central Worthington west of Humiston.

The Central Residential District contains some of the oldest housing units in Worthington.  The
age of the housing stock raises several community development issues.  Maintenance needs
increase with age.  Ideally, the home owner has both the desire and the means to make neces-
sary improvements.  In monitoring the condition of housing in Worthington, the City should
look for failures of private investment in adequately maintaining the housing stock.  The
identification of market failures leads to the exploration of root causes and potential solutions.
Possible public actions in promoting the maintenance of the housing stock include:

• Local housing and nuisance regulations that compel appropriate maintenance and/or
prevent undesired use of property.

• Financial assistance programs that make home maintenance affordable.

• Redevelopment projects that remove the cause of blight from neighborhoods.

North Growth

The North Growth District lies north of Interstate 90.  It includes property within the city
limits and area requiring future annexation.  The North Growth District provides a place to
create a quality setting to facilitate industrial and future commercial growth. The area east of
Highway 59 is guided primarily for business park.  This area east is the easiest to serve with
municipal utilities. The business park builds on the existing investments in the Prairie Expo
area.  This location provides minimal land use conflicts for future industrial growth.  The
primary constraint will be use and height limitations from the airport and runways.

A portion of the area east of Highway 59 and adjacent to I-90 is guided as "retail flex" land use.

Figure 2-8
Land Use Plan - Central Residential District
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The objective is to capture the potential for commercial growth seeking highway exposure and
access in ways that do not conflict with overall business park orientation.  The Plan limits short-
term commercial growth to encourage fill in of available area south of I-90.

The area immediately west of Highway 59 provides a location for larger commercial projects
requiring strong highway access and visibility.

The majority of the area west of Highway 59 is held in reserve for future commercial and
industrial growth.  The future reserve status of this area has several important objectives:

• The City has a financial stake in promoting the development of existing areas before
opening new locations for development.  Streets and municipal utilities are built prior
to development.  The City finances these improvements with the revenues produced by
new development.  Without development, other funds must be used to support the
improvements.  The reserve area does not have the street system or municipal utilities
needed to support development. The City has an existing investment in the Prairie
Expo area.  Additional improvements will be needed to link back to Highway 60.

• Additional planning must occur prior to opening this area for development.  A collec-
tor street should link Highway 59 with the viaduct under I-90 at North Fredrick.  The
water system must be sized and looped to provide adequate pressure.  Locations for
future highway commercial growth must be provided to meet community needs when
areas south of I-90 become fully developed.

• The status seeks to block residential expansion in this area that would impede future
commercial and industrial growth.

The reserve area currently lies outside of the City limits.  The City should work with Nobles
County and Worthington Township to implement this approach.

East Industrial Growth

The primary focus of the East Industrial Growth District is to provide a location for the devel-
opment and expansion of industrial land uses.  The plan for this district promotes the success
and expansion of existing businesses and provides a location to attract new businesses in
Worthington.  This planning approach seeks to prevent conflicting land uses that impair these
objectives.

Figure 2-9
Land Use Plan - North Growth District
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This district includes the Special Indus-
trial land use to provide a setting for
more intensive industrial uses and
businesses. This land use creates an area
specifically targeted at intensive indus-
trial uses, such as Swift.  Transportation
and utility systems can be built in a
manner to support these uses.  Adjacent
land is provided for other less intensive
industrial uses desiring a location in this
part of Worthington.

Land use around the Highway 60/
Oxford intersection will be shaped by
the final design of the highway improve-
ments.  The highway right-of-way and
the supporting local street system will
influence the nature of land uses adja-
cent to the highway.  The City should
work with MnDOT to coordinate land
acquisition for the improvements.
Property not needed for right-of-way
may provide good sites for redevelop-
ment.  The Comprehensive Plan shows an extension of the adjacent industrial land uses.  This
portion of the Plan should be reviewed after final design and prior to construction.

The Highway Commercial area on the southeast edge of the District is intended for the rede-
velopment of a node at the intersection of Highway 60/59 and CSAH 35.  Highway recon-
struction may provide the catalyst for new commercial development.  Attention to the design
of the highway and supporting local streets will be needed to provide the access required for
commercial development.  New industrial and residential development in the eastern portions
of Worthington may support more community level retail at this location.

The Prairie Wetland Learning Center is located in the East Industrial Growth District.  Plan-
ning for street and trail access is needed to ensure that the area does not become isolated and
disconnected from the rest of the community.

Southeast Residential

The Southeast Residential District combines existing and future residential neighborhoods.

A key element of the Comprehensive Plan is the designation of a large area for growth as
Medium Density Housing.  This location provides the opportunity for new housing with
convenient access to current and future employment on the east side. The Plan guides the area
as Medium Density Residential to allow flexibility in style, density and price.  Possible uses
include single family detached dwellings on small lots, manufactured housing, townhouses and
smaller apartment buildings.

Figure 2-10
Land Use Plan - East Industrial Growth District
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This District has been identified as a good location to explore new approaches and collaborative
ventures for housing development needed to support employment growth.  The concept seeks
to pool the resources of all stakeholders to provide quality and affordable housing needed to
facilitate the employment needs of local businesses.

• Business input on the housing needs of current and future employees.

• Public-private programs to assist with the construction and purchase of housing.

• Use of local manufactured housing builders for a portion of new housing stock.

• Explore changes in public infrastructure design to reduce costs without impairing
function.

Alternative approaches to new residential development do not lessen the need to seek the
elements of residential character in this Plan.  The policies with particular application in this
area include:

• Provide collector streets with good connections to CSAH 35 and Highway 60/59 to
prevent cut-through traffic on neighborhood streets.

• Include trails, bike lane and sidewalk connections to employment, shopping and other
destinations.

• Incorporate adequate parks and play areas into neighborhood design.

• Promote quality construction of public and private investments to promote long-term
sustainability of neighborhoods.

Figure 2-11
Land Use Plan - Southeast Residential District
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Highway 59/60 Corridor

This District includes the property adjacent to Highway 59/60.  The District includes property
located on the east edge of the railroad corridor.

An important objective of the Comprehensive Plan for this District is the creation of a strong
gateway presence at the Highway 59/60 intersection with South Lake Street.  This intersection
provides the primary access point between Downtown and the Highway.  The current develop-
ment pattern effectively hides the community from travelers.

The railroad tracks pose a continuing barrier to visually linking the highway corridor and
Downtown.  An expanded viaduct would provide a greater roadway opening and potential
view.  Exploration of the technical and financial feasibility of this improvement will be needed
if this concept is to receive additional consideration.

The Flex overlay reflects the nature of future land use management around the intersection.
The pattern will be a continuation of mixed industrial and commercial uses.  The Intervet
campus is the key use in the area.  The Plan encourages the expansion of Intervet and other
similar business park type uses.  Other general industrial uses should be directed to other
districts guided for industrial development.  Using redevelopment to cluster highway oriented
commercial uses at the intersection provides an opportunity to capture demand from highway
traffic and to direct people into other parts of Worthington.

Regardless of the private development pattern, public investments will be needed to establish a
gateway and corridor into the Downtown.  Elements of a gateway on Lake Street could in-
clude:

The existing railroad bridge
limits visibility and movement
between Highway 59/60 and
the Downtown.

Figure 2-12
Land Use Plan - Highway 59/60 Corridor District
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• Entrance monumentation

• Interesting and useful directional signage.

• Streetscape improvements along Lake Street to better define a corridor leading to the
Downtown.

Redevelopment at this intersection and the reconstruction of the highway will create opportu-
nities to make these improvements.

This area also provides the opportunity to create a commercial area with goods and service to
support the neighborhoods in the southern sections of Worthington.  Neighborhood oriented
commercial uses would also benefit from trail/bike lane connections to Lake Okabena, Down-
town and residential neighborhoods on the west side of the tracks.

The Highway Commercial use in the northern portion of this District is part of the commercial
node discussed in the East Industrial Growth District.  The reconstruction of the Highway 59/
60 Corridor creates a catalyst for redevelopment.  Convenient highway access and supporting
local streets are needed to sustain commercial development at this location.

The Plan shows an area of new Medium Density Residential development along Judson Street
and Okabena Streets.  This location combined with the existing wetlands makes the property
ill-suited for nonresidential uses.  Medium density housing fills a need while offering a good fit
with the setting.

West Residential

At first glance, the West Residential District appears to be a collection of residential neighbor-
hoods organized around Lake Okabena.  These characteristics only partially described the area.
In some respects, the West Residential District contains the widest range of land uses in Wor-
thington.

Residential land uses define this district.  Planning for this area must recognize the diversity of
residential land uses.

• While the Land Use Map depicts areas as Low Density Residential, the actual use
represents a range of single family homes.  Many of the homes in the Tower/Diagonal/
9th Street “triangle” were built before 1960.  The District also contains some of the
newest housing stock in Worthington.

• The medium density residential uses contain several styles of single family attached
housing.  The District contains good examples of how attached units can fit into the
character of existing neighborhoods.

The housing stock in this District illustrates the range of housing issues facing Worthington:

• Promoting quality neighborhood design and housing construction from new develop-
ment.

• Maintaining housing quality in older neighborhoods.

• Integrating new construction into existing neighborhoods as redevelopment projects.
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• Providing a range of housing options to meet the needs of older residents and to
address the broader range of life cycle housing needs.

• Providing adequate housing for students attending Minnesota West.

The District has more park land than any other area of Worthington.  The primary community
parks (Centennial and Chautauqua) are located in West Residential.  The District provides
recreational facilities in the municipal swimming pool and the Worthington Country Club.
Olson Park includes 62 campsites.

Public land uses are also important elements of this District.  Prairie Elementary, Worthington
Middle School and Minnesota West Community and Technical College are located in West
Residential.  The Worthington Area Learning Center occupies the former West Elementary
building.

The park and public uses create a unique mixed use environment for this District.  The Com-
prehensive Plan seeks to maintain a balance between these community-oriented uses and
sustainable residential neighborhoods.  A key to achieving this objective is the function of the
local street system.  Serving community uses with adequate collector and arterial streets
provides access to the public and keeps traffic off of neighborhood streets.  A supporting way-

Figure 2-13
Land Use Plan - West Residential District

Maintaining the use and quality
of Lake Okabena is essential to
this District and the community.
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finding (sign) system can help direct traffic on to the proper streets.

Parks create two important community development initiatives in this District.

• Existing parks and trails could be connected into a “grand round” circling Lake
Okabena.  This trail could also provide connections with schools and the Downtown.
Many elements of this trail system are already in place or planned for construction.
Existing lakefront housing will not allow for a public trail in all locations.  A dedicated
on-street bike lane and supporting signage become the link between trails in these
locations.

• The municipal swimming pool faces an uncertain future.  The pool needs improve-
ments to remain functional.  Planning is underway for a new YMCA or community
center that may include an indoor pool.  Even if the City decides to close the existing
pool, the site remains valuable public asset.  The location of the site and the character
of the property make more specific planning an essential part of evaluating future site
use options.

Northwest Residential

The Northwest Residential District shares many of the housing objectives described in other
parts of Worthington.  The focus of this District is the creation and maintenance of strong
residential neighborhoods.

The Comprehensive Plan promotes the extension of the current Low Density and Medium
Density housing patterns.  In particular, this District provides a good setting for more afford-
able housing alternatives with access to employment.  The Plan does not encourage any addi-
tional expansion of commercial land use in this District.

Specific issues facing this District include:

• Continued development in this District must be supported by adequate street improve-
ments.  Before the development pattern is established, the city should study the
feasibility of a “loop” street extending Lucy Drive to Oxford Street/CSAH 35 on the

The primary community parks
are located in the West
Residential District.

The long term plan for the
municipal pool is an important
issue for the West Residential
District.

Figure 2-14
Land Use Plan - Northwest Residential District
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west.  A collector/arterial capacity street enhances movement options in this area.  The
connection with Oxford would provide the opportunity to define a good pedestrian
and bike crossing for students seeking school and recreational facilities.

• Continued development increases the need for a neighborhood scale park in the
District.  The existing park (Kelly) is not adequate in size or facilities.  A new park
could be sited and developed in conjunction with a future development project.

• Traffic along Oxford and Diagonal may place stress on adjacent residential property.
Monitoring of these conditions will determine steps needed to maintain viable devel-
opment patterns in these locations.

Western Growth

This area services as the primary location for new residential growth.  The Plan for this
District represents an extension of existing development trends.  The majority of the District
is designated as a Future Residential Growth Area.  This status indicates the anticipated land
use but also points to the need for further planning prior to development.  A logical devel-
opment pattern would be to continue the low density residential development pattern.  The
Plan would support this from the standpoint of land use classification.  Because this area will
take many years to build out, other residential housing types or neighborhood commercial
uses may be appropriate.  The Plan will need to be modified to reflect these uses if they are
determined to be desirable and appropriate for the area.

With slow growth, there is a tendency to make incre-
mental development decisions as land is platted.  The
successful development of this area requires a more
proactive approach.  Among the issues that should be
studied prior to development are:

• Designation and design of collector street system
to connect neighborhood streets with Oxford
and Crailsheim.

• Potential for public greenway along existing
drainage/creek systems.

• Future facility and student housing needs of
Minnesota West.

• Ability to integrate an area of commercial use to
serve west side neighborhoods.

Figure 2-15
Land Use Plan - Western Growth District


