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Executive Summary  
The 2045 Grand Forks Land Use Plan serves both the City and the Metropolitan 
Planning Organization (MPO) as a guide to future development and investment.  
It is based on a vision for the community that was developed with input from 
residents and local officials.  The Plan sets forth not only a future land use plan, 
but also a series of goals and objectives to help the City and MPO reach the 
desired vision.   

This Plan serves as an update to the 2040 Grand Forks Land Use Plan, 
consistent with the City policy adopted after the 2035 Plan to update the Land 
Use Plan every five years.  This update includes new population and land use 
projections, as well as some unique areas of focus for the City. 

What is included in the Plan 
The Plan is divided into 5 Sections or Chapters:   

1. Goals and Objectives 
2. Community Profile 
3. Growth Tiers and Future Land Use 
4. Livability and Ladders of Opportunity 
5. Implementation 

This Plan is special in that it uses a “placemaking” lens to formulate its 
recommendations - an approach that capitalizes on the City’s many existing 
assets, and leverages them to support the development of memorable, 
prosperous, and active places and spaces that set the stage for a more 
connected and convivial city.  As a part of this update, the City has included an 
in-depth study of three Pilot Areas in the Livability and Ladders of Opportunity 
chapter.  The Pilot Sites serve as test areas to discover how the placemaking 
principles, when applied to a real site, reflect the goals of livability, sustainability 
and quality of life that are a foundation for the Plan. 

How the document will be used 
This Plan will be used by both the City and MPO to guide development and 
investment in the community.  In the near future, the Plan will inform the MPO’s 
update to the region’s Long Range Transportation Plan.  For the City, there are 
several implementation actions, including revisions to the Land Development 
Code, that are guided by this Plan. 
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Chapter 1:  Goals and Objectives  
The goals and objectives of the land use plan are intended to provide a desired 
path for the City into the future.  They are an expression of what the City wants to 
be, and what type of environment they want to provide its current and future 
residents over the planning horizon.  They are intended to inspire the City to 
proactively preserve what it values, enhance what needs to be improved, and 
create what it wants. 

Goals are broad, long-range statements that describe a desired future; 
objectives measure progress towards goals.  Finally, policy actions are the 
specific steps the City will take to achieve the measurable objectives. 

The goals and objectives here are built on the vision expressed by the public 
during the planning process.  Existing plans and policies were also consulted, 
and feedback was provided by many groups of people including participants in 
the kick off meeting, pop-up engagement activities and web-based survey. 

Process for Determining Goals and Objectives  
Goals for the 2045 Land Use Plan were first drafted by consulting the 2040 Land 
Use Plan as well as many other plans and policies related to land use and 
development in the City.  These included: 

 2040 Land Use Plan  
 2040 Long Range Transportation Plan Update  
 Land Development Code and Zoning Map  
 Transportation Improvement Program  
 Strategic Infrastructure Growth Plan  
 Grand Forks International Airport Land Use Compatibility Plan (2006) 

The goals and policies in these documents provided insight into goals that should 
be included in the current Land Use Plan update, and also the interactions 
between land use, transportation, and infrastructure in the region.  City and MPO 
staff as well as representatives from the Land Use Subcommittee were engaged 
in examining the goals and objectives from the 2040 Land Use Plan as a starting 
point for revising the goals for the 2045 Plan.   

Document Review  
Review of the planning documents listed above provided some solid initial 
guidance on developing goals and objectives for the 2045 update.  For example, 
in several documents there is a heavy emphasis on creating a more compact 
urban environment, encouraging infill development (both commercial and 
residential), creating mixed use areas, and coordinating development with the 
location of urban services.  The 2040 Land Use Plan also discusses the impact 
that urban growth (outward) has resulted in losses of prime agricultural land.  



  

6 Chapter 1:  Goals and Objectives | City of Grand Forks 

 

Increasing the supply of affordable housing is another goal that appears across 
multiple documents. 

The Strategic Infrastructure Growth Plan provides some insight into how the City 
wishes to leverage infrastructure investments to encourage growth in targeted 
areas.  For example, the future water treatment plant is located in the general 
area of the Grand Forks Industrial Park (South of Demers, west of I-29).  This 
plan also recognizes the need to secure land with rail access for future industrial 
development, and to create “shovel ready” sites via new trunk wastewater and 
stormwater infrastructure.  Gateway Drive west of the City is identified as an area 
with several potential strategic growth initiatives. The area on Highway 2 near the 
new Wal-Mart is also suggested for a mixture of commercial, industrial and 
residential use. 

Staff and Committee Feedback 
Of course, goals and objectives must also be balanced with political will, the 
desires of residents, and other more intangible factors.  To this point, the input of 
City staff and representatives from the Land Use Subcommittee was particularly 
helpful in assessing the previous plan’s goals.  Several points emerged from 
these discussions that the project team used in constructing preliminary goals for 
the 2045 update: 

 How to encourage mixed uses and more compact development 
 Discuss how often to adjust growth tier boundaries in response to 

annexation and the provision of urban services 
 Utilize the recently updated Parks Plan for goals and objectives in this 

subject area 
 Revise some of the goals in the Natural Resource and Sustainable 

Development sections to make them more implementable 

What We Heard  

Key Themes from Engagement Events 
Several key themes emerged through the multiple public engagement efforts that 
informed the development of goals and objectives:  
 
 Protecting assets, including natural and recreational assets and rural 

settings, while encouraging more compact and focused development. 
Many participants at engagement events expressed a desire to protect 
natural assets and develop sustainably. Protecting wetlands, rivers and green 
spaces received the most votes in the “dot voting exercise” throughout 
visioning events in the Fall of 2015. Many people recommended developing 
as a more walkable and compact city by focusing on infill development in 
underutilized land closer to downtown and reducing the amount of 
development on viable land to the south and west of town. This type of 
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development pattern could allow Grand Forks to continue to grow and 
develop while preserving valuable farmland and maintaining Grand Forks’ 
rural setting. The following is a sampling of the open ended comments 
received: 

o “More infill less sprawl” 
o “Wish we utilized our existing land better. Sprawl is 

expensive!” 
o “More mixed-use and transit-oriented development” 
o “Grow smart! Proactive, not reactive. High community 

involvement with desire to take part. Employment/economic 
prosperity. Increase $ jobs to keep people.”  

 
 Residents expressed a desire to improve the downtown while preserving 

historic buildings and to promote Grand Forks’ heritage and “small town 
feel.”  Preserving historic building received the second highest number of 
votes in the dot voting exercise. Multiple commentators suggesting using 
zoning as a tool to preserve historic buildings and character of Grand Forks.  

o “Redevelopment of the Grand Cities Mall area with emphasis upon 
Library, arts, STEM and transit connections.” 

o “Preserve historic buildings” 
o “Architecture (historic/residential)” 
o “Historic district zoning overlay” 

 
 The need to expand recreational activities for families, teens, and young 

couples was mentioned multiple times during community engagement 
events.  Though Grand Forks is home to many parks and recreational 
facilities, residents expressed a need for year-round activities and 
suggested facilities such as a zoo, aquarium, indoor arcade, and an 
increased variety of shops and places to gather as alternatives to the 
existing restaurants and bars, especially for young couples.  

○ “Downtown's gaining momentum -- let's keep it going!” 
○ “Downtown keeps getting better and better” 
○  “A really good library with attention to outreach in STEM and 

STEAM.” 
○ “Attractions that families with various age ranges of children can enjoy 

together such as a zoo, aquarium, etc.  I grew up in a smaller city in 
our state that has something of that sort and it was very popular not 
only for the residents, but also for visitors.  Our city is lacking in that 
area. “ 

○ “Become more walkable and pedestrian-friendly” 
○ “More summer family friendly activities (you have open gym at Purper 

in the winter)” 
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 Retain recent and talented University of North Dakota graduates by 

expanding mid-level and affordable housing opportunity and attracting 
businesses that offer higher paying jobs. Many people expressed a desire 
to create a City that is an attractive option for recent UND graduates. At the 
French Fry Feed near UND’s campus, students mentioned that they would 
be interested in staying in the area but the City does not have as many high-
paying jobs or entry-level housing options that larger cities like Fargo have. 
Suggestions for retaining UND graduates included increasing the number of 
housing options at different levels of affordability and an increased effort to 
attract businesses that can employ and offer competitive wages for recent 
UND graduates while also fostering a city that supports entrepreneurship.  

○ “Entrepreneurial community members” 
○ “Need more businesses that Fargo/Minot/Bismarck don't have to 

attract people here - Sonic, shopping, etc.” 
○ “We need to be more welcoming toward UND students!” 
○ “Strong support for entrepreneurs, makers and creators” 
○ “Increase housing opportunities” 
○ “Cost of living and absence of truly affordable housing” 
○ “Young professional workforce retention and attraction” 

 
 Participants expressed a need for enhanced transit and additional multimodal 

transportation options with infrastructure designated for walking and 
bicycling.  Many of the comments highlighted the need for improved multimodal 
connections between East Grand Forks and Grand Forks, and the University and 
downtown including enhanced transit, bicycle routes, and an additional bridge 
across the Red River. Enhanced transit services with a longer span of service 
hours are needed to provide shift workers with a viable and affordable 
transportation option. Additional comfortable spaces for walking and bicycling 
and increasing the number of events in existing public spaces were mentioned as 
an important way to strengthen the City. Adding additional bike lanes and 
becoming more bicycle-friendly had the third most votes in the dot voting 
exercise.  

○ “Better / more user - job friendly public transportation” 
○ “Expand and enhance public transit services” 
○ “Busing available until midnight and on Sundays so my coworkers 

can work until close and still have a ride home from work.”  
○ “Bus rapid transit corridor connecting Downtown, UND and the 

Alerus center.” 
○ “Better align land-use, transit, and transportation planning “                             
○ “More bike lanes and paths” 
○ “Add more bike lanes and becoming more bicycle-friendly” 
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Goals and Objectives  
A hierarchy of terms is used to outline and define planning issues: goals, 
objectives, policies, and strategic actions. 
 
Goals: Broad long-range statements related to various aspects of a community 
that indicate a desired state or condition to be obtained over a period of time. 
 Example: Ensure that the Grand Forks transportation system can support 

future land use patterns and provides choices to residents, employees and 
students. 

 
Objectives: In order to measure progress towards goals, short-term, measurable 
objectives are often set. Objectives are written in specific terms and are 
anticipated for completion during the horizon of the plan. Objectives are often re-
written as old ones are completed. 
 Example: The Grand Forks urbanized area will strive for 10 percent of all 

travel demand (as measured in trips) to be met through ridesharing, transit 
use or other alternatives to driving alone. 

Policies: Guidelines for action that help meet objectives and thus get closer to 
goals. 
 Example: Develop and adopt bicycle design guidelines for appropriate 

placement of facilities on streets and take advantage of street maintenance to 
add these facilities on an opportunity basis. 

 
Strategic Actions:  Specific actions to implement the policies 
 Example:  Place bicycle facilities at major destination points 

The federal Ladders of Opportunity Initiative was a particular focus for this Land 
Use Plan update.  This federal initiative builds on the foundations of sustainable 
and livable communities to connect low-income and minority transit-dependent 
residents with economic and educational resources that already exist within the 
Grand Forks community.  Goals, objectives and policies that directly relate to 
Ladders of Opportunity are marked with an asterisk (“*”). 

 
                 Goal:  Growth Management:  Continue to balance new growth and development 

through collaboration with all stakeholders to promote preservation and 
enhancement of the city. 

Objectives, Policies and Strategic Actions: 

1.1. *Provide development systems (including streamlined review process, fees, etc.) 
and infrastructure that incentivizes infill development and revitalization of 
existing urban neighborhoods before building on the urban fringe. 

1.1.1. Time and stage infrastructure extension based on the established growth 
management area system. 

1.1.1.1. Plan for annexation of new development in Tier 1 in conjunction with 
rezoning and/or subdivision plat approval. 

1.1.2. Follow current City policy on funding infrastructure for new and existing 
development by identifying where and when costs should be borne by the City as 

1 
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a general obligation and when costs should be special assessed against 
benefiting property owners. 

1.2. Utilize the growth management area system to coordinate orderly development of 
the region 

1.2.1. Divide the region into growth tiers that establish the timing and sequencing for 
future development and infrastructure provision. 

1.2.2. Establish Grand Forks’ Growth Management Area to include the land extending 
two miles from the city boundaries and adjust the boundary periodically to reflect 
the pattern of annexations and annexation agreements. 

1.2.2.1. Enforce City regulations, including zoning, platting, building permits, and 
code enforcement throughout the two-mile area. 

1.2.2.2. Build an ongoing educational program to notify property owners within the 
Growth Management Area that they are within the City’s zoning and 
regulatory jurisdiction. 

1.2.2.3. Convene a transition meeting as required by the North Dakota Century 
Code when expanding the Growth Management Area to ensure that 
appropriate communication occurs between City and other local 
government units on jurisdictional change and to guard the health, safety 
and welfare of affected residents.  

1.2.2.4. Collaborate and work with adjacent governmental bodies. 

1.2.3. Identify agricultural land uses within the city’s Growth Management Area and 
protect active farming operations from urban encroachment. 

1.2.3.1. Support active farming operations by limiting residential development to 
one unit per 40 acres in Growth Tier 3. 

1.2.3.2. Land uses should be primarily agricultural, associated residential, and 
uses related to agricultural uses, except to accommodate city 
infrastructure. Expansion or change of existing uses should be 
considered by the Planning Department staff and Planning Commission 
on a case-by-case basis, to determine whether changes would have an 
adverse effect on the other goals and objectives of this plan. 

1.2.3.3. Work with the county and other local government units to ensure the 
preservation of active agriculture, prevent scattered urban development 
on the city/county jurisdiction boundary. Work to also prevent land uses 
that may encourage the accumulation of unaesthetic and unsightly 
materials that may negatively affect surrounding property owners. 

1.2.3.4. Use the mapped airport influence zones and land use guidelines as 
identified in the Airport Master Plan to ensure that land use decisions 
within the area are compatible with airport growth and meet safety 
requirements within reason. 

1.2.3.5. Use the transportation principles established in this document to plan for 
uses and preserve adequate right-of-way for the defined transportation 
corridors. 

1.2.3.6. Access spacing along major arterials shall depend on the type of roadway 
as identified in the transportation corridor standards on the Access 
Control Map. 
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1.2.3.7. No parks and recreation needs are identified in Tier 3 within the planning 
period of this document however land for a park should be dedicated if a 
plat occurs.  

1.2.3.8. No urban utilities and services are expected to be extended to this area 
within the planning period of this document. 

1.2.3.9. Sanitary sewer service shall be provided through individual sewage 
treatment systems. 

1.2.3.10. Water service will continue to be provided by rural water systems built 
and sized to city standards. 

1.2.3.11. Drainage and water quality requirements shall be in compliance with all 
permits in force at the time of development. 

1.2.3.12. No City funds are anticipated for infrastructure in Tier 3. Residents will 
likely contribute to maintenance of rural-level roads that will continue to 
be maintained by the township. 

1.2.3.13. No development agreements are anticipated in Tier 3 because City 
infrastructure is not needed to serve low density development. 

1.3. A compact system of urban development will be established by emphasizing the 
Tier 1 area and targeting existing neighborhoods for new growth. 

1.3.1. Annex all urban land uses and developments contiguous to the city in the Growth 
Management Area where the City is prepared to provide urban services. 

1.3.2. Encourage new development to locate contiguous to areas currently served and 
avoid costly “leapfrog” extensions of utilities over large undeveloped tracts of 
land. 

1.3.3. Utilize existing capacity in public utility systems before extending services in 
order to maximize the City’s investment in existing infrastructure. 

1.4. A growth management monitoring system will guide the City in making changes 
to its zoning and planning jurisdiction boundaries and/or to time and sequence 
development within the growth management area. 

1.4.1. Ensure that the Growth Management Area offers an adequate balance of land for 
agricultural and development activity. 

1.4.1.1. Evaluate land use decisions to ensure that the City will have adequate 
residential, commercial and industrial land available for growth.  

1.4.1.2. Conduct an annual evaluation of building permits, platting and land 
development activity to ensure that there is an adequate supply of platted 
lots available to meet anticipated residential building needs. 

1.4.1.3. Use annual evaluations to determine whether the tier boundaries should 
be adjusted to allow additional land for residential, commercial or 
industrial development.  

1.4.1.4. Monitor streets and traffic levels to determine changes needed in light of 
development demands 

1.5. Objective:  Growth will be directed toward areas where full public services may 
be provided cost effectively. 

1.5.1. Limit growth to Tier 1 where urban services may be provided in a cost-efficient 
manner with an emphasis on targeting existing neighborhoods to spur 
revitalization and promote infill opportunities, reduce urban sprawl and protect 
rural landscapes. 
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1.5.1.1. Use zoning to encourage development at urban densities at a minimum of 
3-4 single family units per acre in Tier 1; higher densities are also 
appropriate for other residential types. 

1.5.1.2. Require new development to ensure adequate right-of-way along major 
arterials according to the transportation corridor principles established in 
this plan.  

1.5.1.3. Access spacing on major arterials shall be one-quarter-mile or one-half-
mile, depending on the type of roadway as identified on the Access 
Control Map. 

1.5.1.4. Work with the Park District to ensure that there is adequate park, 
recreation, open space and trail land to serve development in Tier 1. 

1.5.1.5. Work with the Park District to identify potential park sites and trails that 
should be integrated into new development in the Tier 1 area. 

1.5.1.6. Continue to evaluate a percent land dedication or an impact fee in lieu of 
land with new development, in order to meet the City’s park and 
recreation needs as well as stormwater management needs. 

1.5.1.7. Sanitary Sewer and Water. Require new development to connect to City 
infrastructure, including sanitary sewer and water systems. 

1.5.1.8. Require development to follow the City’s Stormwater Master Plan.  

1.5.1.9. Use the Six-Year Capital Improvements Program (CIP) to program 
extensions of general obligation infrastructure for service to the Tier 1 
area (see Objective 1.8). 

1.5.1.10. Require up-front developer financing of infrastructure if required in 
advance of authorization to connect to city utilities. 

1.5.1.11. Utilize special assessments as necessary to fund infrastructure and 
services internal to a new development. 

1.5.1.12. Encourage new structures to be constructed in areas which are protected 
by the flood protection system or not likely to be negatively affected by 
flooding. 

1.5.2. Utilize a variety of methods to finance urban services, including but not limited to 
impact fees, special assessment districts, and direct investment by developers as 
tools from encouraging compact, fiscally prudent development. 

1.5.2.1. Encourage the application for and participation in the numerous federal 
and state grant programs available for the construction of quality public 
utilities.  

1.5.2.2. Maintain and use the Six-Year Capital Improvements Program to 
effectively plan, program and finance infrastructure improvements, and to 
ensure that maintenance and redevelopment needs are balanced with 
extension of services to new areas. 

1.5.2.3. In addition to the Six-Year Capital Improvement Program (CIP), use the 
tier boundaries to determine whether utility and infrastructure extensions 
should be financed by the City or by affected property owners. 

1.5.3. Limit development in the Tier 2 area to preserve for future urban growth. If 
development occurs, it will be required to develop to urban standards or to be 
designed to readily convert to urban standards.  If significant development in the 
Tier 2 area occurs, options for expanding transportation alternatives (fixed route, 
on-demand or other transit services) will be explored. 
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1.5.3.1. Urban Reserve. Development is discouraged until a future time when Tier 
1 land and infill opportunities are nearing exhaustion and infrastructure is 
available making the land ready to be converted to Tier 1. 

1.5.3.2. Land uses should be primarily existing residential and agricultural, except 
to accommodate pre-existing uses and large city infrastructure.  

1.5.3.3. Identify locations for commercial and industrial uses to prevent 
incompatible development in those areas; however, these uses require 
city infrastructure and should not be prematurely developed in the urban 
reserve. 

1.5.3.4. Use the mapped airport influence zones and the land use guidelines 
identified in the Airport Master Plan to ensure that land uses decisions 
within the area are compatible with airport growth and meet safety 
requirements within reason. 

1.5.3.5. Use the transportation principles established in this document to plan for 
uses and preserve adequate right-of-way for the defined transportation 
corridors.  

1.5.3.6. Ensure all new roadways meet, or are easily converted to City standards.  

1.5.3.7. Rural subdivisions shall include internal and/or local roads rather than 
individual accesses to the roadway. 

1.5.3.8. Access spacing on major arterials shall be ¼-mile or ½-mile, depending 
on the type of roadway as identified in Access Control Map. 

1.5.3.9. Continue to require a percent land dedication or an impact fee in lieu of 
land with new development, in order to meet the City’s park and 
recreation needs. Work with the Park District to determine what 
contribution would be most appropriate in the Tier 2 area. 

1.5.3.10. Potable water may be provided by a rural water district, or by the city if 
development is within ½-mile of city services. Package sewage treatment 
systems will be required if feasible, otherwise the development must 
connect to the city system. 

1.5.3.11. Storm Water System. Developments will be required to treat storm water 
on site or to connect to an existing drainage system. Further drainage 
requirements will be established by the City in its Storm Water Master 
Plan and be in compliance with all water quality and quantity permits in 
force at the time of development. 

1.5.3.12. All infrastructure costs will be paid by the landowner/ developer of the 
subdivision or parcel. 

1.5.3.13. Development Process: Finalize new development infrastructure and 
funding requirements in a development agreement between the City and 
the developer for acceptance by the City Council at the time of final plat 
approval. 

1.6. Annexation will be used as a tool for equity and will incorporate urban 
development and provide a system where all residents and landowners share in 
the benefits and costs of municipal services. 

1.6.1. Develop a strong City policy to initiate annexation of land surrounded by urban 
development that benefits from municipal services. 

1.6.1.1. Establish a systematic annexation program that accompanies the 
extension of infrastructure and provision of municipal services to new 
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development or existing development and include annexation of 
dedicated or statutory right-of-way with an additional 140-foot-wide strip 
on both sides of the dedicated ROW or 157-foot-wide strip for statutory 
ROW. Use the mediation process and/or administrative hearings, as 
provided by the North Dakota Century Code, to resolve disagreements 
regarding annexation.  This program should also include the annexation 
of non-City “islands” within generally annexed areas. 

1.6.1.2. Incorporate annexation programming into the approval of development 
agreements. 

1.6.1.3. Utilize the North Dakota Century Code guidelines when determining the 
feasibility of annexation for an area. 

1.6.2. Require property owner and/or developer financing for any utility or infrastructure 
extensions that are built out of sequence of the CIP. 

1.6.3. Use the special assessment district mechanism for funding when appropriate, 
and ensure that districts include all areas that will benefit from improvements. 
This includes properties on both sides of a road when the roadway is specially 
assessed. 

1.6.4. Staff will annually review the existing annexation points system and add 
elements that better reflect costs and benefits to the city as a whole in making 
annexation decisions. 

1.7. Implement and maintain an efficient review process. 
1.7.1. Review the current development review process with the goal of increasing 

coordination, eliminating duplication and streamlining the timeframe for reviews. 

1.7.1.1. Finalize new development infrastructure funding requirements in a 
development agreement between the City and the developer for 
acceptance by the City Council at the time of final plat approval. 

1.7.2. Review existing regulations for the Growth Management Area and determine 
where enforcement may need to be enhanced or more clearly defined. 

1.7.3. Ensure that the City has adequate staffing to provide efficient review and 
thorough evaluation of development activities and to provide related City services 
to the public.  

1.7.4. Work with, and establish agreements with the County, townships and special 
districts to ensure that regulatory inspections and processes are in place and will 
guard the health, safety and welfare of residents within the City’s Growth 
Management Area. 

1.7.5. Institute a formalized development review process for subdivisions or other major 
developments; the process should include a regularly scheduled meeting that 
includes all City staff responsible for reviews to ensure that the City can present 
a unified recommendation and that critical issues can be identified and resolved 
prior to public hearings.  
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                  Goal:  Residential Development:  Grand Forks will be a community with stable, 
long-term residency comprised of a full spectrum of ages, incomes, family 
types and household sizes. 

Objectives, Policies and Strategic Actions: 

2.1. Increase housing opportunity in all neighborhoods with a well-maintained mix of 
housing types to provide for the full spectrum of ages, incomes, family types and 
household sizes of existing and potential residents. 

2.1.1. Recognize that the future land use map groups medium density with single family 
residential; both single family and medium density uses should be 
accommodated in these areas.  

2.1.2. Continue to encourage residential development in existing Grand Forks 
neighborhoods to spur revitalization in areas that are attractive to first-time 
buyers, accessible to services, and can be efficiently served with utilities and 
infrastructure. 

2.1.2.1. Use development and redevelopment opportunities to reduce the number 
of nonconforming and incompatible uses within residential districts. 

2.1.3. Maintain a stock of quality housing, and protect and upgrade the City’s housing 
to provide safe housing that meets the needs of Grand Forks families in 
established neighborhoods to spur revitalization and utilize existing infrastructure. 

2.1.3.1. Continue existing programs and add programs that will support the 
replacement or rehabilitation of sub-standard housing stock in Grand 
Forks.  

2.1.3.2. Develop programs and secure funding that support adaptive and 
innovative reuse/renovation of deteriorating property and dilapidated 
buildings.  

2.1.3.3. Promote stronger property maintenance within the city via programs such 
as a City sponsored Homeowners’ Night (one-stop shop for home 
improvement tips and resources, permit applications, and zoning/ 
inspections questions and answers).  

2.1.4. Develop policies and incentives that can help encourage the free market system 
to build its “fair share” of low and moderate income family housing units.  

2.1.4.1. Consider developing zoning regulations which advocate the inclusion of 
affordable housing in residential developments.  

2.1.4.2. Promote the concept of community land trusts throughout the city.  

2.1.5. Assist in the development and redevelopment of housing stock for citizens with 
special needs, in areas that are walkable and located close to transit. 

2.1.5.1. Work with the Grand Forks Housing Authority and various non-profit 
entities to construct safe, attractive housing for the elderly, persons with 
disabilities and other special needs. 

2.1.6. Examine zoning and other regulatory and incentive strategies to encourage the 
mixing of housing types and densities within the City. 

2.1.7. *Connect residents with jobs by locating residential uses within walkable or 
transit connected areas to places of employment.  Utilize appropriate densities 
price point, mix of use and urban design to achieve these elements. 

2.2. Assist in the communication of airport noise issues to new resident near GFK airport. 

2 
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2.2.1. Explore methods of communicating potential noise issues with developers and 
home buyers in GFK Land Use Compatibility Zones C and D. 

2.2.2. Work with local realtors and leasing agents to disclose noise information to 
potential new residents. 

 

                  Goal:  Mixed Use:  Encourage the mixing of compatible land uses within new 
developments and in distinctive mixed use neighborhoods within the City.  
Uses may be mixed horizontally (in different buildings on the same site) or 
vertically (within the same building) where appropriate. 

Objectives, Policies and Strategic Actions: 

3.1. Allow limited smaller commercial uses integrated into mixed use 
neighborhoods.    

3.1.1. Allow and encourage smaller commercial areas that are designed and more 
appropriately scaled to fit in with neighborhoods. 

3.1.1.1. Examine the use of Conditional Use Permits as a means of encouraging 
horizontal mixed use within established neighborhoods. 

3.1.1.2. Create design standards for small-scale commercial uses that may be 
integrated with single or multi-family residential areas. 

3.1.1.3. Revise the PUD provisions in the zoning ordinance to create a stronger 
framework for seeing all phases of mixed use projects developed. 

3.1.2. Establish new zoning districts allowing for mixed uses with smaller more focused 
commercial uses integrated into less dense neighborhoods as well as more 
densely developed multi-family residential in more intense commercial districts 

3.1.2.1. Explore the establishment of a Traditional Neighborhood zoning district 
that would allow a mixture of residential types and small commercial uses by-
right. 

3.1.2.2. Explore modifications to existing zoning districts that would allow by-right 
conversation of existing residential structures to office or neighborhood 
commercial uses. 

3.2. Mixed use industrial, commercial and business development will be supported to 
encourage proximity and clustering of complementary uses, create new 
employment and business centers, and offer opportunities for pedestrian and 
transit travel to reduce vehicle travel. 

3.2.1. Implement design standards that provide opportunities for mixed residential uses 
particularly locations close to transit, through the use of high-quality building 
materials, and incorporate public spaces and appropriate transitions with adjacent 
uses in mixed use areas. 

3.2.1.1. Encourage development of areas designed with a centrally located 
neighborhood center consisting of neighborhood shopping space, office and 
work space, an educational facility, and recreational uses in an integrated 
multi-functional approach. 

3.2.1.2. Encourage mixed-use development along high traffic corridors to provide 
a variety of land use opportunities and prevent over-reliance on strip 
commercial uses in these areas.  

3 
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3.2.1.3. Incorporate transit-oriented design into mixed-use developments at key 
nodes and ensure provision of sufficient amenities for pedestrians and 
bicyclists (for example, bike racks, lighting, sidewalks).  

3.2.1.4. Use design guidelines to provide appropriate transitions between different 
types of land uses in order to avoid adverse impacts on adjoining properties. 

3.2.2. Implement, maintain and update commercial and industrial design standards to 
achieve attractive commercial and industrial districts including transportation 
corridors with cohesive architectural treatment, landscaping, and appropriate 
transitions to adjacent uses. 

3.2.3. Amend the zoning code to establish a mixed-use district that allows a 
combination of complementary uses including residential, commercial and office 
uses within close proximity.  

3.2.3.1. Consider the establishment of a mixed-use district to incorporate areas 
around the downtown core. 

3.2.3.2. Use the recommended new zoning districts, including mixed use and 
neighborhood commercial, to create lively development that is walkable and 
promotes activity in neighborhoods.  

 
 

                  Goal:  Commercial Development:  Create and sustain stable and economically 
viable commercial development that will continue to enhance Grand Forks’ 
role as a regional shopping center. 

Objectives, Policies and Strategic Actions: 

4.1. Maintain current commercial centers located along major transportation routes 
and in the downtown central business district as regional shopping 
destinations.    

4.1.1. Use appropriate zoning districts to ensure that a variety of commercial/business 
uses may be planned at interchanges, including highway commercial, mixed use, 
or office park. 

4.1.1.1.  Focus commercial development efforts on commercial nodes to prevent 
the proliferation of strip commercial areas along streets and highways and 
the development of commercial areas that do not relate well to 
surrounding land uses.  

4.1.1.2. Locate commercial uses within commercially-zoned areas where urban 
services are available. No commercial uses shall be approved without 
resolution of all traffic, infrastructure, storm water management, and 
compatibility issues.  

4.1.1.3. Continue to evaluate the zoning code to establish better differentiation of 
the commercial districts into Neighborhood Commercial, Community 
Commercial, and Highway Commercial.  

4.1.1.4. Monitor and maintain the zoning code to establish Transportation Corridor 
overlays where standards will be used to guide decision making on 
development along these major roadways.  

4 



  

20 Chapter 1:  Goals and Objectives | City of Grand Forks 

 

4.1.2. To spur revitalization, support existing older commercial developments with 
regular investment in public infrastructure including improving multi-modal 
connections to existing neighborhoods.  

4.1.3. Enhance the role of Downtown by continuing to recognize its importance in the 
City’s continued growth, create and update every five years a Downtown Master 
Plan that coordinates a vision, goals, objectives, and policies for development 
specific to the downtown. 

4.1.3.1. Promote the viability of the Central Business District (CBD)—with an 
emphasis on commercial services, facilities, and employment 
opportunities which enhance the downtown environment—through the 
updating of the various plans for the downtown.  

4.1.3.2. Foster and encourage a coordinated and cooperative approach between 
the City and East Grand Forks to further enhance and strengthen the 
development and/or redevelopment of the downtown. 

4.1.3.3. Use available resources to retain housing units that will keep people and 
services to the downtown.  

4.1.3.4. Continue to implement the Downtown Design Review Board design 
criteria, with periodic review to ensure guidelines are kept up-to-date.  

4.1.3.5. Continue to develop, manage and market events downtown to increase 
the cultural, recreational and economic vitality of downtown.  

4.1.3.6. Encourage the growth of the Renaissance Zone to ensure continued 
investment and reinvestment of downtown properties.  

4.1.3.7. Continue and strengthen the integration of the Greenway and the 
downtown. 

4.2. Consult with GFK Airport on new commercial and industrial development along 
Gateway Dr. to minimize conflicts with airport land use compatibility 
recommendations. 

4.2.1. Include GFK officials in the review process for new development 
proposals near GFK flight paths. 

 

                 Goal:  Industrial Development:  Create and sustain economically viable 
industrial development that will help Grand Forks retain jobs and provide a 
strong and stable economic base for the future. 

Objectives, Policies and Strategic Actions: 

5.1. Locate industry in appropriate areas of the City to provide for these businesses 
adequate services, utilities and infrastructure.   

5.1.1. Ensure the provision of adequate levels of industrial land as reflected in the 
future Land Use and Growth Tier maps to meet future development needs based 
on type of industry growth and development anticipated. 

5.1.1.1. Locate industrial uses in available industrial areas inside the City limits 
and in Tier 1 as identified on the Future Land Use Map . These areas are 
the only locations where City infrastructure, including transportation lines, 
water service, storm and sanitary sewers and public safety services can 
appropriately serve industrial-level service and safety requirements.  
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5.1.1.2. Encourage the redevelopment of underutilized and “brown field” industrial 
sites inside the city limits. Such areas are already served with city 
services and infrastructure and can contribute to the City’s tax base.  

5.1.1.3. Improve the design and efficiency of industrial development by 
encouraging platting of industrial parks that include multiple 
lots/acreages, rather than approving individual sites on a piecemeal 
basis.  

5.1.1.4. Reevaluate the I-1 and I-2 zoning districts to determine whether these 
zones should be reduced in scope and additional zones created, or 
whether additional design guidelines or other overlays should be used to 
provide better guidance in industrial construction and development. 

5.1.2. Continue to work cooperatively with the Economic Development Corporation 
(EDC) to identify land availability, services, utilities and other incentives to attract 
investors to Grand Forks. 

5.2. Retain existing industries and businesses within the City of Grand Forks 
5.2.1. Work collaboratively with community partners including the University, and the 

Grand Forks Region Economic Development Corporation on promotion and 
development of the University Tech Park.  

5.2.1.1. Work with the University of North Dakota to designate an area of the 
community to ensure a high quality and attractive setting for technology 
companies.  

5.2.1.2. Work with the University of North Dakota to attract and grow technology-
related ventures and to facilitate strategic relationships between 
technology-based companies and the University of North Dakota. 

5.2.1.3. Assist the University of North Dakota in identifying additional areas of the 
community to which the Tech Park concept (a campus-like setting for the 
commercialization of research innovations via the state’s Center of 
Excellence Program and Red River Valley Research Corridor) can be 
extended. 

5.2.2. Continue to stay informed in industrial trends and local business growth 
opportunities to existing and grow local industry and proactively work with local 
industrial leaders to assure that the needs of growing businesses can be met in 
Grand Forks.  

5.2.3. Continue and strengthen the designation of this area as a HUBZone (Historically 
Underutilized Business Zone) and its associated Empowerment Contracting 
Program to stimulate economic development and to create jobs in this area of the 
community by providing federal contracting preferences to small businesses.  

5.3. Strengthen the availability  of workforce and other resources needed for 
businesses to remain strong and economically viable in Grand Forks  

5.3.1. Continue to maintain and improve the multi-modal opportunities for workers to 
access larger places of employment which critical components of the Grand 
Forks economy.  
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                 Goal:  Urban Design and Land Use Planning: Implement design standards 
focused on improving the public realm.  Such standards should create 
attractive streetscapes, public spaces and architecture and foster creation of 
strong neighborhoods and attractive commercial and industrial areas. 

Objectives, Policies and Strategic Actions: 

6.1. Comprehensive Residential Design – Implement design standards that provide 
opportunities for mixed residential uses particularly locations close to transit, 
through the use of high-quality building materials, and incorporate public spaces 
and appropriate transitions with adjacent uses. 

6.1.1. Develop new design guidelines for evaluating new residential development.  

6.1.1.1. Review the landscaping guidelines in the code to develop a more clear 
direction that can be more easily implemented than the current system.  

6.1.1.2. Require that landscaping is included with all site plans, and ensure that 
the plans are carried out as approved.  

6.1.1.3. Through the development review process, the City shall encourage the 
creation of interconnected street patterns so that one subdivision will 
connect to another.  

6.1.1.4. Through the development review process, the City shall encourage a 
network of sidewalks and bicycle paths that provide interior circulation, as 
well as connections to nearby schools, stores, or other activity centers.  

6.1.2. Strive to build new neighborhoods that foster social interaction and community 
building by encouraging integration of residential, recreational, and commercial 
uses. 

6.1.3. Encourage the development of neighborhood associations to provide local input 
to and coordination with the Planning and Zoning Commission and other 
agencies and departments  

6.1.4. Promote the creation of land use patterns that will increase the accessibility of 
public and private facilities (regional shopping center, medical park complex, 
libraries, schools, etc.) from all residential areas, with particular attention given to 
people who are transit-dependent or have other restrictions on travel, such as 
disabilities. 

6.1.5. Change the City’s use of the Planned Unit Development (PUD) mechanism and 
use it as an overlay district rather than a zoning district. The PUD overlay 
approach will provide clarity and give the city and developers the flexibility 
needed to creatively design and provide a high-quality mix of land uses. 
Encourage the creation of a set of design standards to help guide PUD’s.  

6.2. The City will maintain the traditional character of existing neighborhoods. 
6.2.1. Develop design standards for infill and redevelopment to match the character of 

existing neighborhoods. 

6.2.1.1. Assist the Urban Development Department in guiding infill development in 
existing neighborhoods to ensure that new and renovated buildings 
respect the established characteristics of the surrounding neighborhood 
in terms of scale, massing, materials, and orientation to the street.  
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6.2.1.2. Use the Downtown Design Guidelines as a basis for developing more 
specific guidelines for infill design and for areas with specific architectural 
requirements.  

6.2.2. New or reconstructed streets in older neighborhoods shall maintain the traditional 
grid street pattern with sidewalks and street trees, and on-street parking. 

6.2.3. Work with the Grand Forks Historic Preservation Commission to update the 
official inventory of historic resources.  

6.2.3.1. Establish a comprehensive historic preservation program which 
establishes design review for any changes or alterations to properties in 
locally designated historic districts.  

6.3. The zoning ordinance will allow a variety of neighborhood characteristics, 
thereby strengthening the identity and sense of place of Grand Forks. 

6.3.1. Create zoning language that allows and encourages neighborhood commercial 
development integrated with new residential areas. 

6.3.2. Develop design standards for public realm elements which take into account 
varying right-of-way widths and opportunities for public spaces. 

6.3.2.1. Establish special entry or gateway features at key entrances to the city to 
create a sense of arrival and identity. Such features have been installed 
in Downtown and are planned for Gateway Drive, and a similar approach 
should be used to develop a consistent theme for other primary 
entrances. 

6.3.3. Partner with business associations in maintaining the corridor overlay standards. 

6.3.3.1. Ensure that property owners are aware of maintenance responsibilities in 
commercial areas, including responsibility for buffer strips and rights-of-
way.  

6.3.3.2. Explore means of reducing the number of billboard signs within City limits, 
including buyouts or other arrangements.  

6.3.4. Utilize performance standards in reviewing industrial development proposals and 
operations. Approved uses will be required to meet standards governing 
landscape, architectural style, noise, odor, glare, exterior lighting, vibration, 
smoke, dust, fumes or gases, storage of material, hazards, water supply and 
waste as dictated by I-1 & I-2 zoning district. 
 

                 Goal:  Parks and Open Space: Promote and maintain adequate parks, open 
space and recreational facilities for the City of Grand Forks. Ensure the 
provision of valuable natural and scenic resources for present and future 
generations. 

Objectives, Policies and Strategic Actions: 

7.1. Continue to develop a sound park and open space system that will provide a 
variety of recreational opportunities for all citizens as well as connect to the rural 
heritage of the City. 

7.1.1. Continue parks and open space acquisitions concurrent with newly developing 
areas. 

7.1.1.1. Coordinate with the Park District to cooperatively identify sites needed for 
active and passive recreation as new areas develop.  
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7.1.1.2. Include provisions in the subdivision regulations to allow development of 
private parks in developments and to require that they are maintained by 
neighborhood/ homeowners associations.  

7.1.2. Review programming and recreational activities available within the park system 
to ensure a wide variety of opportunities for all City residents 

7.1.2.1. Coordinate planning with the Park District to ensure development of core 
parks in proximity to residential areas and in areas with high recreation 
potential (for example, elementary schools). 

7.1.2.2. Coordinate planning with the Park District to identify areas not adequately 
served by existing recreational facilities and to ensure that facilities are 
programmed. 

7.1.2.3. Provide public recreation programs that meet community desires and 
periodically review and evaluate programs to meet changing needs and 
interests. 

7.1.3. Provide for dual purpose use of open space with regional stormwater retention 
ponds. 

7.1.3.1. Encourage the Park District to consider storm water management areas 
as contributing to the eight percent park dedication requirement when 
these areas are accessible, safe and made appropriate for park or 
recreational purposes. 

7.1.4. Continue to provide for a dual purpose use of bicycle trails for both recreation 
and transportation considering both purposes during planning and locating of 
trails and other bike infrastructure 

7.1.5. Incorporate the Greenway and flood protection system into the city’s parks and 
open space system, and encourage development and/or redevelopment of the 
riverfront consistent with the Greenway plan. 

7.1.6. Encourage community residents to participate in the planning process so that 
their needs and desires can be expressed in the development of Grand Forks 
parks and open space system. 

7.1.7. Encourage a cost effective park and open space system. 

7.2. Preserve and value the open character of the community, whether urban, 
suburban, or rural, through maintenance of open spaces. 

7.2.1. Ensure that developing and redeveloping land in Tiers 1 and 2 include sufficient 
open space and recreational facilities  

7.2.1.1. Create an impact fee system as part of the development review process 
to ensure that all developments contribute to the park system as required.  

7.2.1.2. Amend the zoning code to require the provision of parks and trails as part 
of developments within the Tier I and Tier II areas.  

7.2.1.3. Conduct a city-wide inventory of potential open space and prioritize for 
preservation of those areas adjacent to high-quality amenities for 
recreational use, including but not limited to areas with topographic 
variation, waterways, natural prairie, or woodlands. 

7.2.2. Ensure that space that is set aside by developers for parks and recreation is 
suitable for the intended purpose. The dedicated areas shall not be merely the 
“leftovers” that remain after other development has been located, but 
appropriately located to provide access and to meet park purposes. 
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7.2.2.1. Amend the zoning code to prohibit the conversion of park and open space 
to other uses.  

7.2.2.2. Encourage the Park District to accept and maintain stormwater retention 
features and coulees accepted as park, open spaces and/or conservation 
areas that have been deeded and dedicated to it. 

7.2.3. Encourage the Park District to acquire open spaces and bike path easements 
around coulees and the riverbank to maximize the availability of recreational 
space in the city. 

7.3. Promote cooperation among the City, School District, Park District, County, and 
other government entities in the development of core parks, recreational 
facilities, and open spaces. 

7.3.1. Coordinate regular meetings between the Park District and other City 
departments (such as the Planning Department,  Department of Public Works) 
and non-City entities (such as the Metropolitan Planning Organization) to provide 
efficient park and open space planning and ensure that all entities are aware of 
future plans. 

7.3.1.1. Coordinate with the School District to encourage the availability of schools’ 
recreational facilities to neighborhood residents when appropriate. 

7.3.1.2. Include representatives from the Park District and School District in the 
Planning Department’s development review process to ensure that park 
and recreational planning is incorporated into the process. 

7.3.2. Encourage the Park District to accept the maintenance responsibility of all parks 
and open spaces dedicated to the public and deeded to the Park District. 

7.3.3. Include funds for the maintenance of bike/pedestrian paths and public safety 
services located on public lands and rights-of-way in the CIP process. 

7.3.4. Develop with the Planning Department a long range Park & Open Space Plan for 
the future. 

7.3.4.1. The Planning Department and Grand Forks Park District should evaluate 
whether adequate progress is being made toward park and greenway 
plans. At a minimum, such evaluation should occur every five years. 

                 Goal:  Transportation:  Ensure that the Grand Forks transportation system can 
support future land use patterns and provides choices to residents, employees 
and students. 

Objectives, Policies and Strategic Actions: 

8.1. *Revise zoning regulations to better facilitate compact development patterns, 
which provide more transportation choices. 

8.1.1. Utilize the growth management monitoring system to adjust growth tier 
boundaries as needed. This will help the City’s transportation planning address 
growth needs in a timely fashion. 

8.1.1.1. Monitor locations of congestion. 
8.1.1.2. Discourage expansion of the street and highway system that would 

promote noncontiguous development. 

8.1.2. Utilize the subdivision regulations to ensure there is sufficient right-of-way 
according to the transportation corridor guidelines established in this plan. 
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8.1.3. Discourage through traffic on local streets and in environmentally sensitive areas. 

8.1.3.1. Route external-to-external truck traffic to use higher level facilities 
(principal and minor arterials) as opposed to local streets. 

8.1.4. Minimize the displacement of residences, historic properties, commercial uses 
and public land for new transportation facilities. 

8.1.5. Utilize public transit and transit facilities to reinforce compact land use patterns. 
8.1.5.1. New multi-family residential and mixed use development will be within one 

quarter-mile of existing or planned Cities Area Transit routes. 

8.1.5.2. Monitor land development patterns and identify compact development 
which may be supported by transit. 

8.1.6. Amend the zoning code to further reduce off-street parking requirements for new 
development and redevelopment that provides bicycle parking facilities. 

8.2. Make the walkability/bikeability of all proposed developments a more explicit 
evaluation criterion in development review. This includes requiring connections 
for children going to and from school and adults traveling to and from work or 
shopping destinations and public transit.  This continues the policy of sidewalks 
on both sides of the street and multi-use facilities along appropriately-classified 
transportation routes.  

8.2.1. By 2045, new residential development will have sidewalks on both sides of each 
street and be no further than one half-mile of a designated bicycle facility. 

8.2.2. Residential development will provide multiple access points to and from major 
thoroughfare streets, with generally no less than one access point for every 100 
residential dwelling units. 

8.2.3. Designated bicycle connections will generally be no greater than one half-mile 
apart. New development will accommodate this desired spacing where 
practicable.  

8.2.4. Amend the zoning code to require all commercial and business establishments to 
provide appropriate bicycle parking and transit facilities. 

 
8.3. The Grand Forks urbanized area will strive for 10 percent of all travel demand 

(as measured in trips) to be met through ridesharing, transit use or other 
alternatives to driving alone. 

8.3.1. Develop and adopt bicycle design guidelines for appropriate placement of 
facilities on streets and take advantage of street maintenance to add these 
facilities on an opportunity basis. 

8.3.1.1. Place bicycle facilities at major destination points. 

8.3.2. Systematically review areas of the city in need of multi-modal infrastructure 
development and utilize safe routes to school, assessments, or other programs 
to fill in missing gaps of the system.    

8.3.3. Encourage governmental agencies to take a leadership role by providing facilities 
(e.g., bike racks, lockers, showers, employee incentive programs) that will 
promote biking to work. 

8.4. Public school facilities will have a complete network of sidewalks on all 
connecting streets within one-half mile and will have at least one completed 
bicycle facility within one quarter-mile. 
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8.4.1. Conduct a walkability/bikeability audit and developing/maintaining a Safe Routes 
to School plan (or related planning document based on future changes to Federal 
program definitions) for the City/Region. 

8.5. *Develop transportation / land use guidelines that promote appropriate street 
design, set connectivity and block dimension standards, and provide guidance 
on access and corridor management to make land use decisions that are 
compatible with anticipated transportation facilities and gives people access to 
jobs, education and services as well as giving business access to markets. 

8.5.1. Evaluate if practical for “trunk” sidewalks or trails to be constructed in and 
through new neighborhoods at the beginning stage of development rather than 
piecemeal as each individual site is developed.  

8.5.2. Design roadways to new land use using appropriate facility types 

8.5.2.1. Assign correct facility type according to use and location 

8.5.3. Commit to a positive evaluation of the street and highway network with reference 
to standard guidelines for local, collector, arterial, and freeway characteristics. 

8.5.4. Review and amend the zoning code where necessary to ensure consistency with 
the bike and pedestrian plan, including requiring new development and 
redevelopment to provide bike and pedestrian facilities.  

8.5.4.1. Continue corridor preservation and right-of-way acquisition procedures 
where appropriate to anticipate future growth trends. 

8.5.5. Prioritize trail development in areas experiencing residential growth or 
designated for future residential growth by the Land Use Plans. 

8.6. *Plan and develop transportation infrastructure that enhances access to work 
for individuals currently lacking ready access to transportation.   

8.6.1. Prioritize transit operations planning and decision-making to provide access to 
employment centers, educational and training opportunities and other basic 
needs and critical services 

8.6.1.1. Incorporate transit planning practices and design standards as appropriate 
into the development review process. 

8.6.2. Incorporate transit-oriented design into mixed-use developments at key nodes. 
8.6.3. Encourage developers to incorporate transit-friendly designs and provide them 

with information that will assist their project planning. 

                 Goal:  Natural Resources:   Ensure preservation and enhancement of the city’s 
natural resources.  

Objectives, Policies and Strategic Actions: 

9.1. Land use and development practices will preserve natural resources and protect 
the balance between humans and the environment by preserving environmentally 
sensitive rural landscapes. 

9.1.1. Encourage energy-efficient housing choices in a range of price points by 
providing incentives in the zoning code. 

9.1.2. Develop biking and walking facilities to allow for alternative modes of non-
motorized transportation consistent with the Transportation Goal of this Plan. 

9.1.3. Ensure the protection of natural resources by developing and implementing 
environmental review standards as part of the development review process, 

9 
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including erosion/sedimentation controls, preservation of existing vegetation, and 
surface runoff handling. 

9.1.3.1. Conduct workshops for developers and City staff regarding “best 
environmental practices” for planning, engineering, design and 
construction.  

9.1.3.2. Conduct and utilize an area-wide soil survey so that development may be 
focused in areas with suitable soils.  

9.1.3.3. Investigate and pursue federal funding for enhancing the riverfront by 
removing weeds, scrub trees, and debris so that it can be utilized 
consistent with the vision put forth by the Greenway Plan. 

9.1.4. Explore the economic feasibility of jointly operating a regional solid waste 
disposal system that would include a resource recovery system with other 
governmental entities. 

9.1.5. Review proposed development in consideration of the natural resources of the 
city, preserving prime agricultural land and conserving valuable land and water 
resources. 

9.1.5.1. Conduct a spatial analysis of environmental characteristics to inventory 
environmentally sensitive rural landscapes that would benefit from 
preservation. 

9.1.6. Encourage cooperation with other governmental entities to maintain the 
riverfront. 

9.2. Growth will occur in an energy efficient manner by incorporating energy 
conservation into land development practices.  

9.2.1. At minimum, adopt the State’s Energy Code. 

9.2.2. Amend the zoning code to incorporate incentives for provision of alternative and 
renewable energy systems within developments. 

9.2.2.1. Through the development review process, encourage landscaping that is 
energy conserving (e.g., drought-tolerant species, native plants). 

9.2.2.2. Use the development review process to encourage site-orientated 
buildings which maximize energy efficiency.  

9.2.2.3. Consider developments’ energy use impacts in the development review 
process. Encourage use of alternative energy sources such as wind or 
solar power. 

9.2.3. Provide information and assistance on winterization and other energy 
conservation programs. 

9.2.4. Provide more convenient locations for recycling centers in the City so that 
residents are encouraged to use them. Review regulations to ensure that centers 
are allowed in appropriate and accessible locations. 

9.3. Continue the city-wide stormwater management/drainage master plan. 
9.3.1. Coordinate the development of stormwater ponds and dedication of park land. 

9.3.1.1. Enforce the city-wide stormwater master plan. 

9.3.2. Adopt the recommendations presented in this plan that minimize adverse 
impacts to ground- and surface water quality, including location and design 
decisions. 

9.3.2.1. Require the incorporation of natural drainage patterns in developments. 
Alterations that would inhibit the role of drainage ways in the hydraulic 
system shall not be permitted.  
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9.3.2.2. Inspect all new wastewater treatment systems.  

9.3.2.3. Identify alternative wastewater treatment systems instead of ISTS. 

9.3.2.4. Developments will be permitted only when there is assurance of 
compliance with wetland regulatory programs such as Army Corp of 
Engineers section 404 and the Wetland Conservation Act. 

9.3.2.5. Regulate storm water management systems and enforce erosion control 
practices to protect groundwater from contamination. 

9.3.3. Encourage cooperation with the Grand Forks County Water Resource District on 
all projects relating to water conservation, flood control, watershed improvement 
and drainage of surface water. 

9.3.4. Coordinate with other governmental entities to establish Red River Basin-wide 
water resource planning/implementation. 

9.3.5. Conduct a city-wide inventory of all natural wetlands, existing artificial drainage 
systems, ponding areas, and drainage ways. 

9.3.6. Determine base stormwater management rate and volumes based upon pre-
established, predevelopment curve numbers. 

9.4. Reduce land consumption and runoff of stormwater 
9.4.1. Encourage the use of stormwater pond areas in developments. 

9.4.1.1. Continue to fund stormwater management options in future developments.  

9.4.1.2. Require an external and internal drainage plan of any new construction 
and where changes are proposed to the existing drainage system, and 
require dedication of land or create an impact fee system for providing 
stormwater facilities as part of the city-wide system. For residential 
development, work with the Park District and the parkland dedication 
requirement to use these two dedication requirements together. 

9.4.2. Require that post-development runoff volumes shall not exceed pre-development 
volumes unless it can be demonstrated that there will be no adverse material 
impact upon receiving water bodies or areas. 

9.4.3. Amend the zoning code to restrict development that adversely affects stormwater 
conveyance systems.  

9.4.3.1. Restrict the development of wetlands, floodplains, natural conveyance 
systems, and other natural features that perform environmental functions. 

 

                 Goal:  Sustainable Development: Address energy and environmental issues 
especially as they pertain to sustainable development, resiliency and climate 
change. 

Objectives, Policies and Strategic Actions: 

10.1. Work in partnership with federal and state government and take a 
leadership role locally with regard to sustainability, resiliency, and preventing 
and preparing for climate change. 

10.1.1. Utilize the federal Sustainability Indicators catalog from the federal Partnership 
for Sustainable Communities to select measures to monitor the City’s progress 
toward its sustainable development goals  

10 
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10.1.2. Investigate state and federal grant opportunities for sustainability, resiliency and 
climate change initiatives and coordinate with the Green3 Grand Forks Initiative. 

10.2. Recycling, waste minimization, water use conservation; following stormwater 
drainage master plan; and encouraging reduced transportation fuel usage will 
preserve and conserve natural resources. 

10.2.1. Increase the use of clean, alternative energy by utilizing renewable power such 
as Wind, Methane and Biomass for municipal and other public facilities whenever 
feasible. 

10.2.2. Evaluate opportunities to increase overall efficiency in water and wastewater 
systems; recover wastewater treatment methane for energy production. 

10.2.3. Maintain healthy urban forests; promote tree planting to increase shading and 
absorb carbon dioxide. 

10.3. Increase energy efficiency of new and existing buildings with the use of green 
building technologies. 

10.3.1. Practice and promote sustainable building practices using the U.S. Green 
Building Council’s LEED Program, support the integration of energy efficiency 
through building code improvements. 

10.4. Provide incentives to encourage infill and compact development to increase 
access to community amenities for all sectors of the community and to improve 
efficient and convenient modes of mobility for all residents. 

10.4.1. Promote transportation options such as bicycle trails, commute trip reduction 
programs, incentives for carpooling and public transit. 

10.4.2. Adopt and enforce land-use policies that reduce sprawl, preserve open space, 
and create compact, walkable urban communities. 

10.5. Focus on reinvesting in the community through local, state and federal policies, 
funding and job creation. 

10.5.1. Work to promote collaboration between federal, state, county and local levels of 
government, whenever possible to provide additional access to affordable 
housing, to spur community revitalization (using primarily federal funds), to 
protect rural landscapes and to improve livability and community investment.  

10.5.1.1. Continue the support the Grand Forks Green 3 Initiative and North 
Dakota State Energy Task Force on Energy Efficiency to focus on 
reinvesting in the community through local, state and federal policies and 
funding. 

10.6. *Foster a community with easy access to healthy, fresh food by increasing the 
number of places to buy fresh food and increasing the fresh food offerings in 
existing businesses. 

10.6.1. *Develop zoning that allows for small “corner” neighborhood stores, community 
gardens, and fresh food outlets.  

10.6.2. *Pursue funding opportunities through the federal Healthy Food Financing 
program and other mechanisms to encourage small retailers to provide healthy 
fresh foods to underserved areas. 

10.7. Continue to build on the non-motorized and multi-modal transportation systems 
including new and improved infrastructure integrated into all parts of the city.    

10.7.1. Follow the actions described under the Transportation Goal of this Plan 

 

11 
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                 Goal:  Planning Process: Ensure a planning process that includes the 
participation of individuals and agencies, and with which the City’s Land Use 
Plan will be regularly updated and maintained. 

Objectives, Policies and Strategic Actions: 

11.1. Encourage and promote citizen participation by providing adequate 
opportunity for public input throughout the planning process. 

11.1.1. Ensure adequate public notification of all planning-related public meetings and 
hearings through required publication and mailings, and by consideration of new 
innovative notification techniques. 

11.1.1.1. Consider developing a brochure or guide that will help educate the public 
about the planning process and how they may participate. 

11.1.1.2. Encourage developers to hold neighborhood meetings prior to submitting 
proposals in order to build community support in the development review 
process. 

11.1.2. Include in person and on-line mechanisms for residents to provide input on 
developments, plans and projects in the City. 

11.1.3. Review the current development process for opportunities for public input.  Add 
additional opportunities where gaps are found. 

11.2. Ensure an active, responsive land use plan. 
11.2.1. Update the Grand Forks Land Use Plan every five years  

11.2.1.1. At a minimum of five year intervals, the Planning Department shall 
convene a workshop for appropriate City, Park District and Metropolitan 
Planning Organization staff, as well as members of the Planning and 
Zoning Commission and City Council to review, propose and carry out 
amendments to the Land Use Plan so that it reflects current development 
policies and practices. 

11.2.2. Review and update the Land Development Code (Chapter 18 of the City Code) 
every 5 years to coincide with the land use plan updates. 

11.2.2.1. Establish an annual workshop at which the Planning Department and 
Planning and Zoning Commission review the Land Development Code 
and identify needed updates. 

11.3. Encourage and promote cooperation to ensure compatible and effective 
planning throughout the region that both meets the needs of current and future 
residents, businesses, and incorporates historical development patterns. 

11.3.1. Annually convene a meeting with all appropriate Private/Public Utility and 
Resource Management Agencies to coordinate planning activities.  

11.3.1.1. Under the leadership of the City’s Planning Commission, coordinate and 
encourage participation in planning activities among all governmental 
entities to develop cooperative efforts for guiding urban growth. 

11.3.1.2. The Planning Department and Planning Commission should take 
leadership in encouraging governmental entities to identify appropriate or 
needed locations for public facilities such as schools, parks, landfills, etc. 
for the next 30 years, so that this information can be available to inform 
other planning decisions. 

11.3.1.3. The Planning Department should work with other governmental entities to 
establish a process whereby these entities can coordinate acquisition of 
land for public facilities such as schools, parks, housing initiatives, or 

11 



  

32 Chapter 1:  Goals and Objectives | City of Grand Forks 

 

other public needs. This system could be incorporated into the CIP for 
City facilities, but should be coordinated with school district facility 
planning as well, to ensure the most efficient use of tax dollars by both 
the City and School District. 
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Chapter 2:  Community Profile  

Introduction 
An important prerequisite to preparing an update to the Grand Forks Land Use 
Plan is to develop a common understanding of the current state of the community 
as well as anticipated trends. Information gathered through the planning process 
is critical to the accurate projection of future needs and development patterns. 
The Community Profile is intended synthesize and communicate conditions and 
trends, as well as the dynamic economic, social, and environmental forces 
brought on by various forms of growth and change. 

The Community Profile provides an inventory of existing conditions including 
population and household demographics, housing, local economy, community 
facilities and services, land use patterns, and transportation. A common 
understanding of the community leads to a clearer vision, stronger support, 
improved decision making, and better coordination between public agencies, 
developers, and citizens towards achievement of common goals. 

This chapter is organized to include data, trends, and then general observations 
about each topic that are used to inform the Plan. 

Population 
The 2040 Land Use Plan included demographic data from the most recent (2010) 
decennial census.  This is considered to be the most accurate source of 
demographic data, and therefore it will still provide the baseline for the estimates 
in this 2045 Land Use Plan update.  Additional resources have been reviewed 
and analyzed and were used in conjunction with the 2010 census data to provide 
the following information.  Population for the City of Grand Forks in 2010 was 
52,838 people, up 7.03% from the previous census a decade earlier, which 
averages to an annual growth under 1% during that period.     

The U.S. Census provides, along with actual decennial population data, annual 
estimates of population.   These population estimates are based on housing unit 
estimates which are derived from the past census data, and surveys including 
the American Community Survey (ACS), the American Housing Survey (AHS), 
and the Current Population Survey (CPS).     

Population estimates have also been created using local data.  One estimate 
utilizes the actual building permit data from the City of Grand Forks and applies 
known and estimated vacancy rates (both rental and owner occupied) and data 
on persons per household (as identified in the 2010 Census and in the ACS).  In 
the analysis some assumptions were made based on the type of residential 
building permits issued and the status of the occupants in terms of owner or 
renter tenure (see the full text of Technical Memorandum 1 in Appendix A).    
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A third population estimate was created by the Grand Forks/East Grand Forks 
MPO.  MPO estimates are developed utilizing building and demolition permit 
data, vacancy rate data and average persons per household.   
 
These three series of estimates are illustrated in Figure 2.1 below.  Each one 
starts with the actual 2010 population of 52,838.  Average annual growth derived 
from these three estimating techniques ranges between 1.49% and 2.49%.   
Resulting numbers for 2014 population range from 56,057 to 58,277.   

 

 FIGURE 2.1:  POPULATION ESTIMATES 
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2010 52,838*    

2011 52,749 53,502 53,208 

2012 53,645 54,358 54,237 

2013 55,016 56,262 56,705 

2014 56,057 58,277 57,868 

* actual Census 2010 data  

 
TABLE 2.1:  POPULATION ESTIMATES.  SOURCE:  US CENSUS, MPO, CITY BUILDING PERMIT 

DATA 
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Age & Gender  
Age and gender estimates are provided by the U.S. Census and collected 
through the ACS.  In general, the population of the U.S. is aging.  With the 
presence of the University of North Dakota (UND) this trend is not as obvious as 
it is in many communities without such a draw to younger people.  With the 
continued attraction to a diverse population, the economy, services and housing 
will likely continue to revolve around a broad spectrum of ages in Grand Forks.   

 
FIGURE 2.2:  GRAND FORKS AGE COHORTS BY GENDER, 2010 CENSUS 

 

FIGURE 2.3:  GRAND FORKS AGE COHORTS BY GENDER, 2013 ACS 
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Age & Gender Distribution Grand Forks, ND 2010 – 2013 

 2010 2013 
Age Group Males Females Total Males Females Total 
Under 5 years 1,665 1,552 3,217 1,557 1,558 3,115 
5 to 9 years 1,309 1,236 2,545 1,436 1,137 2,573 
10 to 14 years 1,241 1,157 2,398 1,148 1,374 2,522 
15 to 19 years 2,548 2,437 4,985 3,547 2,422 5,969 
20 to 24 years 5,367 4,249 9,616 4,771 4,622 9,393 
25 to 34years 4,453 3,698 8,151 4,580 3,657 8,237 
35 to 44 years 2,654 2,461 5,115 2,397 2,402 4,799 
45 to 54 years 3,054 3,193 6,247 2,951 2,949 5,900 
55 to 64 years 2,600 2,628 5,228 2,709 2,716 5,425 
65 to 74 years 1,193 1,436 2,629 1,410 1,607 3,017 
75 years and 
over 

973 1,734 2,707 1,055 1,720 2,775 

Total 27,057 25,781 52,838 27,561 26,164 53,725 
 
TABLE 2.2:  AGE & GENDER DISTRIBUTION DATA, SOURCE: U.S. CENSUS, 2010. ACS 2013 3-
YEAR ESTIMATES 

The following chart illustrates the change in age groups from 2010 to 2013 
(including both genders).    

	
FIGURE 2.4:  AGE BREAKDOWN YEARS 2010 AND 2013, SOURCE: U.S. CENSUS, 2010. ACS 

2013 3-YEAR ESTIMATES 
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FIGURE 2.5:  PRESENCE OF COLLEGE STUDENTS, SOURCE: UND, CENSUS 2000, CENSUS 

2010, AND 3-YEAR ACS ESTIMATES 

 

Observations: 
 With UND in the city, the 20-24 year old age cohort has a strong presence in 

the community.   
 Because of this, the median age in Grand Forks is significantly lower than the 

rest of the state (28.4 years in 2010 vs. 36.2 years in North Dakota) 
 Official census estimates for age (Figure 2.2 and 2.3) show a decrease in the 

20 to 24 year old cohort between 2010 and 2013 of approximately 0.66% 
annually during that three year period.  This is inconsistent with decennial 
census data between 2000 and 2010 which shows an increase of 
approximately 1.8 percent annually over that 10 year period.  It should be 
noted that ACS is a five year rolling collection of data so the age cohort may 
be delayed versus the one time capture of the 2010 Census. 

 Total UND enrollment in 2014/15 was 14,906 
(http://und.edu/discover/student-profile/) 

 The age distribution between 45 and 64 years shows a “bubble” that will 
continue to age during the planning horizon. 
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FIGURE 2.6:  INDIVIDUALS BY RACE.  SOURCE:  2013 ACS. 

 

Race 
Figure 2.6 represents how people responded to the question of classifying 
themselves by race in the 2009-2013 ACS.  These estimates are for 2013 (the 
most recent estimate data available).  The majority of individuals (89.1%) 
indicated they were White and not of mixed-race heritage.  Significant other 
groups include Black/African American (2.4%) and American Indian/Native 
(3.0%).  2.9 percent of individuals indicated they were of two or more races 
including those who are White and Black, Native, or Asian and those who are 
black and Native.   

 

 According to the most recent 
Environmental Justice Manual, the 
minority population in Grand Forks 
was most concentrated (between 
16%-25%) in the UND area (US 29 
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FIGURE 2.8: RACE OF ENROLLED INDIVIDUALS, SOURCE: UNIVERSITY OF NORTH DAKOTA 

HTTP://UND.EDU/DISCOVER/STUDENT-PROFILE 

Avenue, and south of downtown along Washington Street.  The University area 
as well as south of downtown along Washington Street continue to be locations 
of higher concentrations of minority populations.  These same neighborhoods are 
also the concentrations of higher rates of poverty (see Figure 2.12).  

 

Enrollment data for UND shows that students’ race continues to be 
predominately white, with 79 percent of those enrolled in 2014/15 year identifying 
as white.  This has decreased from 83 percent in 2009-10 and 88 percent in 
1999-2000. The following chart illustrates the breakdown in race of enrolled 
students at those periods of time who indicted they were a race other than white.  
Enrollment totals increased 24 percent between 2000 and 2010 and 13 percent 
between 2010 and 2015. 

 
Observations: 
 Overall, the small number of respondents in the various minority race 

categories makes statistically significant trends difficult to discern.   
 However, the chart in Figure 2.6 still provides an overall image to understand 

the racial makeup of the City.  While the population (including the UND 
student body) continues to be predominantly white, the presence of other 
races continues to grow.      
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Population Forecasts  
Census population forecasts are based on the actual census data and the annual 
estimates created by the U.S. Census Bureau.  

 

FIGURE 2.9:  POPULATION HISTORY OF GRAND FORKS, SOURCE: US CENSUS  

 
Table 2.3 illustrates five population projection scenarios that each begin with the 
actual 2010 Census population number of 52,838 people.  The U.S. census, 
MPO and Building Permit projection scenarios are a continuation of the 
population estimates illustrated in Figure 2.1, utilizing the same methodology to 
project the population amounts into the future as was used to determine those 
2014 estimates.  The additional three projection scenarios are based on historic 
growth patterns for the City of Grand Forks, using an exponential model to derive 
the growth rate.  One projection uses a 2.0% annual rate of growth that is based 
on the growth of the City since 1890 (the first readily available Census data for 
the City).  The other projection uses a more moderate 0.9% annual rate of growth 
that is based on the growth of the City since 1960.   The last uses a 1.2% annual 
growth rate which has been used in recent land use plan updates by the MPO. 

The percentage of growth for each of the six is applied to each of the 2015 
population estimates over a 30-year period which is illustrated in Figure 2.10 and 
Table 2.4.   
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Population Projection Models  
 MPO 

Estimate 
5 Year Bldg. 

Permits 
Historic 

since 1890 
Census 
Estimate 

Historic 
since 1960 

Alternate 
Growth Rate

2010 52,838 52,838 52,838 52,838 52,838 52,838 

2015 54,154 54,059 53,895 53,625 53,314 53,472 

2020 61,240 60,598 59,504 57,741 55,756 56,758 

2025 69,254 67,927 65,697 62,173 58,311 60,247 

2030 78,316 76,144 72,535 66,945 60,982 63,949 

2035 88,564 85,354 80,085 72,083 63,777 67,879 

2040 100,153 95,679 88,420 77,616 66,699 72,051 

2045 113,259 107,252 97,623 83,573 69,755 76,479 

Growth Rate 
(percent) 2.49 2.31 2.00 1.49 0.90 1.2 

 

TABLE 2.4:  POPULATION PROJECTIONS 2010-2045. SOURCES:  US CENSUS 2000 & 2010, MPO 

ESTIMATE, AND CITY BUILDING PERMIT DATA 2000-2014.  NOTE THAT THE ACTUAL 2010 CENSUS 

POPULATION REPRESENTS THE STARTING POINT FOR EACH PROJECTION METHOD.   

 

FIGURE 2.10:  POPULATION FORECASTS, SOURCES: MPO ESTIMATES, CITY OF GRAND FORKS 

BUILDING PERMIT DATA, US CENSUS 
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correspond with building permit data.  We must also consider the relative boom 
in building permits over the last five years, which leads to a quite high rate of 
growth that is likely not sustainable over the planning horizon.  The average 
annual growth rate since 1890 (approximately 2%) is skewed by very high rates 
of growth near the turn of the century.  Thus, a rate closer to the average annual 
growth rate since 1960 (0.9%) is a more likely scenario.   It was the preference 
of the City to use an annual growth rate of 1.2% over the planning period.    

Disadvantaged Populations 
The Ladders of Opportunity initiative which will be incorporated into this Land 
Use Plan update will consider needed improvements to the economic, social and 
the physical infrastructure aspects of the community.  In order to determine these 
needed changes, it is imperative to understand the issues being faced by those 
in the community who may be at a disadvantage to pursuing the American 
middle class.  Following is a baseline to provide an understanding of these 
issues.    

Poverty Rates 
Both per capita and median household income have been lower than County, 
State, and National averages in the City of Grand Forks since 2009. Poverty 
levels show a corresponding comparison over the period from 2009 to 2013.   

 

 
 
FIGURE 2.11:  PER CAPITA AND HOUSEHOLD INCOME, 2009 – 2013, COMPARED ACROSS LOCATIONS..  
SOURCE:  U.S. CENSUS QUICK FACTS/ACS 
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In Figure 2.11, the per capita income is the mean income computed for every 
man, woman, and child in a particular group including those living in group 
quarters. It is derived by dividing the aggregate income of a particular group by 
the total population in that group. This measure is rounded to the nearest whole 
dollar and provided in 2013 inflation adjusted dollars.  The amount is based on 
the sample data collected on five years of ACS (2009-2013).  

Poverty is concentrated at a rate of greater than 50% in three pockets of the 
community, including in the UND area (US 29 and Stanford Road and Gateway 
Drive & Demers Avenue).  Median household income for householders less than 
25 years of age was $16,380, and the average for that cohort was $22,383.1   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

F
FIGURE 2.12:  AREAS OF GREATER THAN 50% POVERTY, SOURCE:  G.F./E.G.F. 
ENVIRONMENTAL JUSTICE MANUAL 2015 (ACS 2008-2012 DATA) 

Observations: 
 Income and poverty levels in some areas may be reflective of the high 

number of college students present in the community.  These individuals 
commonly hold part-time and lower income jobs as they work though school.   

 Some thought might be given to reaching out to the students in terms of 
assistance and encouragement to remain in the community after graduation 
to grow and strengthen the workforce.   

                                                 
1 ESRI/ACS 2009-2013 
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 Both the Downtown and the South Washington neighborhoods are being 
considered for renewal development programs as illustrated in two of the pilot 
site projects (Grand Cities Mall and Water Treatment Site).  As relates to the 
concepts and goals of the Ladders of Opportunity, these projects seek to 
provide an increase in opportunity to the residents of these neighborhoods to 
access jobs, education and transportation to improve their personal and by 
extension the neighborhood economic situation.   

 Multi-modal transportation strategies should take into account the 
concentrated areas of poverty near the downtown and in the vicinity of the 
Grand Cities Mall along S. Washington Street.  A particular focus on 
connecting these areas to employment centers for those who may not have 
cars is appropriate. 

 
 
FIGURE 2.13:  PERCENT OF PERSONS BELOW POVERTY LEVEL, 2009 - 2013.  SOURCE:  U.S. 
CENSUS QUICK FACTS/ACS. 

English as a Second Language 
Individuals who experience challenges due to language barriers in the 
community are less likely to find employment and will have more difficultly 
utilizing public transportation and accessing basic goods and services.  The 
following illustrates what is known about the number of people in the city for 
which English is a second language.  This data may also indicate the presence of 
other strong cultural differences which warrant additional attention in terms of 
improving communications beyond the use of language as well opportunities in 
expanding cultural activities in the City.   
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FIGURE 2.15:  AGES OF PEOPLE WITH DISABILITIES, SOURCE:  2013 ACS. 

 

FIGURE 2.14:  LANGUAGE SPOKEN AT HOME, PEOPLE 5 AND OLDER. SOURCE:  U.S. CENSUS 

2010. 

Of the 6 percent of the population who speak a language other than English at 
home, almost half speak English “less than very well.” 

People with Disabilities 
Nine percent of the population of Grand Forks, not including those who are 
institutionalized, are living with some sort of disability, according to ACS 2013 
data.  That is less than the state average of 10.7 percent but higher than the 
national average of 8.4 percent.  Considering the age and other demographic 
factors of those with a disability will provide an understanding of the locations 
and services that may be needed for these individuals.   
 

  

94%

6%

English only

Language other than English

8%

57%

35%

Under 18 years

18 to 64 years

65 years and over



  

46 Chapter 2:  Community Profile | City of Grand Forks 

 

The following table shows a comparison of the noninstitutionalized population 
with a disability in similar cities (population size and/or presence of a university in 
the Upper Midwest). 

 

 

Observations: 
 The bulk of disabled individuals in Grand Forks are with the workforce age 

group.  This would indicated that age alone is not the cause of their disability 
(which is more likely for the group over 65) and they are more likely to want 
and need the ability for mobility on a regular basis.   

 Grand Forks’ rate of non-institutionalized residents with a disability is in the 
middle of the range of similar cities in the Upper Midwest. 

 

Housing 
The U.S. Census Bureau collects housing data and characteristics through 
several methods including the decimal census, the ACS and the American 
Housing Survey.  The 2010 Census found that Grand Forks contains a total of 
23,618 housing units. Housing units are tracked by the type of structure in which 
they are located.  
      

 
 
FIGURE 2.16:  2010 HOUSING UNITS BY STRUCTURE, SOURCES: 2009-2013 ACS 
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TABLE 2.5: COMPARISON OF NONINSTITUTIONALIZED POPULATION WITH A DISABILITY, SOURCE:  
U.S. CENSUS BUREAU, 2009-2013 5-YEAR ACS.
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Available housing, meaning housing that is occupied or ready to be occupied but 
currently vacant, is also tracked by year of construction.  Figure 2.17 illustrates a 
fairly even breakdown of Grand Forks’ housing stock with the bulk of housing 
constructed in the 1960’s and 70’s.  Housing units calculated from the city 
building permit data were added to the 2010-2014 category to more accurately 
represent this current information.  Note that 1999 and older is shown in 20 year 
increments, 2000-2009 is a time increment of 10 years and 2010-2014 is an 
increment of 5 years. 

 

FIGURE 2.17:  AGE OF OCCUPIED HOUSING UNITS, SOURCES:  2009-2013 ACS AND 2014 CITY 

OF GRAND FORKS BUILDING PERMIT DATA 

Data from the city building permits was extrapolated to review residential 
construction patterns which have occurred since 2010.  Figure 2.18 illustrates the 
impact of the housing and economic downturn of 2007-2008, and fluctuating 
trends in condominium and townhouse construction with a fairly even and 
consistent pattern of new single family construction activity throughout the 15 
year period.  The “bump” of construction activity for multi-family units from 2012to 
2014 is a likely reaction to the low vacancy rates which persisted through 2013.  
In the years from 2012-2014, 1,744 dwelling units were added to the housing 
stock.   
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Figure 2.19 shows the decrease in housing vacancy rates for the Grand Forks 
area since 20082.  The chart was created as part of the analysis for communities 
impacted by the defense industry, in particular base closures.  The Grand Forks 
Area had a higher vacancy rate of nearly 4 percent in 2008, surpassing the 
statewide vacancy rate for Minnesota and North Dakota as well as the national 
rate.  By 2012, the vacancy rate had it had fallen to 2.6 percent.  

More recent data in Table 2.5 (which is collected bi-annually) shows the vacancy 
rate back on the rise.  

Year Month Vacancy Rate 
2013 July 2.84% 
 February 2.29% 
2014 July 5.5% 
 February 4.41% 
2015 February 5.47% 

 
TABLE 2.5:  2013-2015 RESIDENTIAL VACANCY RATE, SOURCE: FORUM NEWS SERVICE 

(GREATER GRAND FORKS APARTMENT ASSOC.) 

Observations: 
 The above housing data would seem to show patterns which reflect both 

national and international economic conditions as well as very local issues 
such as the pent-up demand for rental housing.   

 A drop in vacancy rates occurs in 2008-09  
 Figure 2.5 shows a “spike” in UND enrollment in 2010-2012 and then a slow 

decrease for just one year (2014).   
 The vacancy rate (for the area) fell to 3.1 percent in 2009 and continued 

downward to a low of 2.29 percent in February of 2013 
 The addition of multi-family housing units to the housing stock in recent years 

may be an indication that the pent-up demand for these units has been 
satisfied.   

Housing Market Overview  
According to the U.S. Census Bureau, ACS 2009-2013 there are 22,442 total 
households and 23,901 total housing units in the City of Grand Forks. Of the total 
housing units in Grand Forks, 40 percent (9,534) are single family detached 
housing and 10 percent are single family attached (townhome-style). Fifteen 
percent (3,618) of the total housing units in Grand Forks are multifamily housing 
structures with 20-49 units.  

According to the 2010 Census, 45 percent of the housing units in Grand Forks 
are owner occupied; 50 percent of the housing units are renter occupied. The 
remaining five percent of housing units are vacant. Grand Forks has a much 

                                                 
2 “Grand Forks Area” includes portions of Grand Forks County ND and Polk County MN 
as well as the cities of Grand Forks ND and East Grand Forks MN in their entirety.  
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higher renter occupancy status then the remainder of the state. Statewide, only 
30 percent of total housing units are renter occupied. 

The decade of 1970-1979 saw the highest amount of housing units built in Grand 
Forks. Of the total housing units in Grand Forks, 22 percent (5,228) were built 
during that decade.  

The median home value in the City of Grand Forks is $155,800. The average 
home value in the City is $164,333. These rates are slightly higher when 
compared to statewide home values: for North Dakota on the whole, the median 
home value is $132,400 and the average home value is $150,236. 

Observations 
 Grand Forks’ housing stock is beginning to age. More than 25 percent of 

all housing units in Grand Forks were built before 1960, and 12 percent 
were built before 1940. According to building permit data, single family 
home construction has rebounded from a low of 62 new homes in 2011..  
From 2000 to 2014 there has been an average of 76 new single family 
homes built annually in Grand Forks.  Construction of single-family homes 
has outpaced this average during the last three years of complete data 
(2012-2014).  

 Multifamily housing construction has been relatively stable between 2000 
and 2012, averaging approximately four new apartment buildings per 
year. There have also been large spikes in multifamily housing 
construction in recent years. In 2013, eighteen new apartment buildings 
were built, adding 1,081 housing units. In 2014, there were ten new 
buildings added, totaling 434 units. 

 Housing construction was more robust within city limits from 2010 to 2015 
than it was in the growth tiers. This could be a reflection of the relatively 
large amount of multifamily housing units built during that time. Generally, 
renters are looking for easy access to transit and are more likely to desire 
to be located within walking distance of shopping and dining destinations.   

Economy  

Employment 
There are approximately 30,000 total employees in the City of Grand Forks3. 
Twenty-five percent of people employed in Grand Forks are in the North 
American Industry Classification System (NAICS) code classification of Health 
Care and Social Assistance.  These two sectors provide the highest amount of 
jobs in Grand Forks. The second largest job category in Grand Forks is in the 
NAICS Code classification of Retail Trade at 15.1 percent.  Accommodation & 
Food Services, Educational Services, and Public Administration round out the top 

                                                 
3 Labor Market Information Center, Job Service North Dakota, LAUS Unit 
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five at 9.3 percent, 7.2 percent and 7.1 percent respectively.  Manufacturing and 
Wholesale Trade combined make up 8.6 percent of jobs in Grand Forks.  

Of the 11,950 Health Care and Social Assistance jobs in Grand Forks County, 95 
percent (11,411) are in the City of Grand Forks.  15 percent of all the Health Care 
and Social Assistance jobs in North Dakota are in Grand Forks; 19 percent are in 
Bismarck; and 21.5 percent of all the Health Care and Social Assistance jobs in 
North Dakota are in Fargo. 

City of Grand Forks 
Labor 
Force

Employed Unemployed  

January 30,376 29,516 860 

February 30,713 29,855 858 

March 30,711 29,844 867 

April 30,896 30,155 741 

May 30,945 30,292 653 

June 31,116 30,317 799 
 
TABLE 2.6:  2015 LABOR FORCE, CITY OF GRAND FORKS (NOT SEASONALLY ADJUSTED), 
SOURCE:  LABOR MARKET INFORMATION CENTER, JOB SERVICE NORTH DAKOTA, LAUS UNIT 

 

  

FIGURE 2.20:  DISTRIBUTION OF EMPLOYMENT, SOURCE:  NAICS, U.S. CENSUS ACS. 

Unemployment rates have been extremely low in the Grand Forks Area in the 
first half of 2015, hovering around the 3 percent mark.  Job growth is anticipated 
to be higher than the U.S. in general, upwards of 37 percent over the next 10-
year period.  The City was also ranked as one of the best small places for 
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business and careers by Forbes in 2015, in part because of the strong 
diversification of the economy shown in Figure 2.11. The Forbes study also cited 
growth in the food processing, health care and higher education categories, 
which are the top categories in the current job mix. 

 
FIGURE 2.21:  CITY OF GRAND FORKS JOB GROWTH/LOSS BY SECTOR.  SOURCES:  2009-2013 

ACS 

Observations 
The relatively low amount of manufacturing and wholesale trade jobs compared 
to other sectors is reflected in the land development rates for industrial land 
being higher in the growth tiers than within city limits. There has been recent 
development of large distribution facilities which require large amounts of 
developable acreage likely available in the growth tiers and not within city limits. 
Demand for large distribution facilities along major transportation and freight 
corridors is currently very high. It is likely that demand for these types of facilities 
will continue for the foreseeable future.  

The employment sectors comprising health care and social assistance, retail 
trade, accommodation and food services, educational services account over 56 
percent of the jobs in Grand Forks. It is a reasonable assumption that much of 
the development of the 49.4 acres of commercial property that occurred within 
city limits between 2010 and 2015 was to serve these sectors. 
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Employment Forecasts  

Existing Conditions  
 
Recent Grand Forks data for the first half of 2015 shows that the unemployment 
rate for the city is around 3 percent, while the same rate for the greater 
metropolitan area is just slightly higher, hovering around 3.5 percent. Grand 
Forks’ unemployment rate is similar to the statewide North Dakota 
unemployment rate, which is one of the lowest in the nation. 

 
FIGURE 2.13:  EMPLOYMENT/UNEMPLOYMENT DATA, FIRST HALF 2015.  SOURCES:  U.S. 
BUREAU OF LABOR STATISTICS AND LABOR MARKET INFORMATION CENTER, JOB SERVICE 

NORTH DAKOTA, LAUS UNIT 
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Forecasts 

Based on the unemployment rate of 2.60% with job growth of -0.02% for the City 
of Grand Forks in June of 2014, Best Places Inc. determined a future job growth 
rate of 37.4 percent over the next decade.   

Economic Measure Grand Forks, ND United States 
Unemployment Rate 2.60% 6.30% 
Recent Job Growth -0.02% 1.18% 
Future Job Growth 37.40% 36.10% 
Sales Taxes 6.75% 6.00% 
Income Taxes 1.22% 4.72% 
Income per Cap. $26,430 $28,051 
Household Income $42,411 $53,046 
Family Median Income $71,471 $64,585 

 
TABLE 2.7:  FUTURE JOB GROWTH ESTIMATES,  SOURCE:  
HTTP://WWW.BESTPLACES.NET/ECONOMY/CITY/NORTH_DAKOTA/GRAND_FORKS 

In addition, in 2015, the City of Grand Forks was ranked number 53 of the best 
small places for business and careers in the United States by Forbes which was 
announced in July 2015.  Forbes projects an annual job growth of 2.1 percent.  
Adding to the ranking for the community was the continued diversification of the 
economy which continues to have some military and a continued strong 
agricultural presence.  The growth of food processing, health care, and higher 
education’s contribution to the local economy were specifically cited.  Also giving 
Grand Forks a boost in the rankings were the quality of life indicators including 
low cost of living at 5 percent below national average and new cultural offerings 
such as those offered at Englestad Arena, the North Dakota Museum of Art, and 
the Chester Fritz Auditorium.   

Market Overview 
The City of Grand Forks and the greater North Dakota region have a strong 
economic climate due to its diversity between healthcare, agribusiness, and 
aviation.  Each however is affected by factors outside of its control, healthcare 
and aviation by federal policy and agribusiness by varying weather patterns and 
changes in transportation infrastructure both by road and by rail.  Each sector 
has potential for expansion, and expects to expand, but when that expansion will 
take place is difficult to judge due to outside forces.   

The State currently has an incentive program in place called the Partnership in 
Assisting Community Expansion (PACE) which assists North Dakota 
communities to expand their economic base by providing for new job 
development.  The PACE program has recently evolved to include a “Flex PACE 
Program” and a “Biofuels PACE” Program.  The Flex PACE program has the 
ability to reduce a borrower’s interest rate by as much as five percent and allows 
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flexibility to borrowers with a business focus or need outside of the current 
requirements of PACE such as job retention, technology creation with no new 
jobs, retail, smaller tourist businesses and essential community services.   

The Biofuels PACE program is eligible for Ethanol, Biodiesel, Green Diesel, and 
Livestock which includes the possibility for interest buy down by up to five 
percent below the existing note rate and does not require a local community 
match.  However, the loan funds are not eligible to refinance any existing debt or 
for relocation within the State.  Currently a “Shovel Ready” program does not 
exist within North Dakota.  The existence of one, which would provide for site 
ready development parcels, would decrease the upfront investment of 
businesses looking to relocate or expand their operations. This in turn would 
increase the likelihood of business relocation or expansion to take place in and 
around Grand Forks and the State of North Dakota. 

The expansion of these businesses will create demand on currently vacant land 
within and around Grand Forks.  Based on discussions with local business 
leaders, large tracts of industrial or commercial land are becoming scarce with 
most parcels in the business park half full and offering sites of just eight (8) to 
fifteen (15) acres.   

A highlight of the local economy is the UAS Business and Aviation Park located 
just twenty minutes west of downtown Grand Forks, the 217 acre site is the first 
of its kind in the U.S. and is an approved FAA research and development facility.  
It is quickly becoming the go-to location for unmanned aviation testing and is 
supported by strong educational systems in University of North Dakota which is 
considered one of the best in the nation for training pilots and is a frontrunner in 
unmanned aviation studies.  Helping bolster this educational foundation is the 
nearby Northland Community & Technical College which is a key school for 
educating talented professionals who specialize in the technology of unmanned 
flight. 

Keeping talented individuals from UND and Northland Community & Technical 
College in the City post-graduation is a challenge identified by local businesses 
and the Grand Forks Region Economic Development Corporation (GFREDC).  In 
a phone interview with Keith Lund, VP of the GRREDC stated that the first 
question he hears more often than not from a prospective business is an inquiry 
regarding the amount of existing labor force and their educational attainment 
levels.  The ability to attract young adults to educational facilities in the area and 
keep them post-graduation is vital to the economic stability and future 
expansions in the area.  A phone interview with the plant manager with LM Wind 
Power yielded suggestions for improving livability, including building a reputation 
for the City which was focused around green energy, availability of public 
transportation to the City’s industrial park, and assistance programs to help adapt 
new Americans to the local culture, language, and work expectations.  LM Wind 
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Power currently has a staff of 558 employees and hopes to grow by an additional 
160 employees in 2016.  The City’s focus on livability will aid this corporation and 
other corporations looking to expand by increasing the likelihood of retaining 
young professionals. 

Housing is a key component to the livability factor in the keeping and attraction of 
professionals to an area. Higher vacancy rates identified across the City in 2015 
indicate a strong housing economy.  An expansion of the local housing options 
includes a newly developed multifamily housing building known as The Grove.  
The Grove is primarily geared toward student housing, but is a primary example 
of the type of amenities being sought by the City’s future work force it hopes to 
retain post-graduation. 

 
Existing Land Use 
This section contains analysis of land use change over the period of 2010 to 
2015.  We begin with a look at the planning area as a whole, and then 
individually at the City itself and 2-mile radius increments around the City.  These 
data are reflected in both the Future Land Use maps and the Growth Tier 
boundaries discussed later in the Plan. 

Each subsection includes a general description of land use change in the area, 
data on the change, and some observations that tie into goals and objectives of 
the Plan. 

Planning Area 
The entire planning area, including the City of Grand Forks and a four-mile radius 
around it, experienced land use development even during this period of slow 
economic recovery from the recession.  Residential land conversion in particular 
was high during the post-recession period, up 6.77 percent from 2010 to 2015.  
Note that public/semi-public lands does not include the airport, the landfill, nor 
the wastewater ponds annexed to the City since the 2040 Land Use Plan update. 
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Entire Planning Area Current (June 
2015) Acres 

2010 
Acreage 

Net 
change 

% 
change 

Type 

Residential 5945.8 5568.7 +377.1 6.77% 

Commercial 1255.4 1206.0 +49.4 4.09% 

Industrial 2192.4 2119.1 +73.3 3.46% 

Recreation/Open Space 1503.7 1476.4 +27.3 1.85% 

Public/Semi-Public Minus Airport, 
Landfill, wastewater ponds 2151.3 2149.4 +2.0 0.09% 

Non-Ag Total 13048.7 12519.6 +529.1 4.2% 
Agricultural 40553.7 41082.7 -529.1 -1.3% 
Airport 13125.1 13125.1 0.0 0.00% 

  

TABLE 2.8:  LAND USE CHANGE FOR ENTIRE PLANNING AREA, SOURCE:  GF-EGF MPO 

Observations: 
 Total of over 500 acres of agricultural land was converted to other uses in a 5 

year period from 2010 to 2015. 
 The biggest land use increase came from residential land (377 acres) – 

presumably agriculture converted to residential. 
 Large areas of currently agricultural land in Tier 2 (over 4,000 acres) were 

included as residential in the 2040 Land Use Plan but were not developed.  
There is also approximately 4,000 acres of agricultural land in Tier 1 that is 
designated for residential development that has not yet been developed.  
Understanding that Tier 2 is not intended to be readily developed, this raises 
a question of whether or not it is appropriate to designate this much land for 
residential development in that area.   

 Large areas in Tiers 1 and 2 (3,312 acres total) were designated industrial 
(on the western and northern edges of the City) but were not developed.   

Within the City 
The patterns of change within the City of Grand Forks are similar to that of the 
entire planning area, with two exceptions:  Industrial growth (which was much 
smaller than in the overall planning area) and recreation/open space (which was 
much higher). 
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Within City Limits Current (June 
2015) Acres 

2010 
Acreage 

Net 
change 

% 
change

Type     

Residential 3523.6 3270.9 +252.7 7.17 

Commercial 1105.9 1056.5 +49.4 4.47 

Industrial 1235.0 1231.4 +3.6 0.29 

Recreation/Open Space 1286.9 1259.6 +27.3 2.12 

Public/Semi-Public Minus Airport, 
Landfill, wastewater ponds 1249.4 1247.4 +2.0 0.16 

All Public/Semi-Public 5973.8 5971.8 +2.0 0.03 

Total without airport, etc. 8400.7 8065.8 +334.9 3.99 

Total 13125.1 12790.2 +334.9 2.55 
Agricultural 68.4 403.3 -334.9 

GRAND TOTAL 13193.5 13193.5 0.0 
  

TABLE 2.9:  LAND USE CHANGE WITHIN THE CITY OF GRAND FORKS, SOURCE:  GF-EGF MPO 

Observations: 
 There has been significant residential development over the last five years 

within the City limits, resulting in over 250 acres of new residential area and 
2,513 new housing units (based on building permit data).   

 That results in a gross density of over 10 units per acre for residential 
development between 2010 and 2015.   

 Commercial development also saw a significant increase, up over 4 percent 
over the 5-year time period.   

 Conversely, very little new industrial land was developed within the City limits.  
This is despite the fact that there is approximately 297 acres of vacant land 
within the City limits that was designated in the 2040 Land Use Plan for 
industrial use.  This is contrary to the goal from the 2040 Plan of encouraging 
industrial growth in Tier 1 where infrastructure currently exists.  UND Tech 
Park is west edge of the UND campus, along Interstate 29. The UTP can hold 
15 high-tech buildings with the potential to employ up to 4,000 employees.  
As of the 2040 Plan, seven new buildings had been constructed there.   

 The total area of the City increased by approximately 335 acres due to 
annexations.  The major annexations included sewage lagoons, the landfill 
and the proposed fertilizer plant all within the northwest portion of the City. 
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2-Mile Boundary from City Limits 
Between City Limits (2015) 
and 2-mile boundary 

Current (June 
2015) Acres 

2010 
Acreage 

Net 
change 

% 
change 

Type     

Residential 1077.0 1025.4 +51.6 4.79 

Commercial 121.9 121.9 0.0 0.00 

Industrial 863.3 805.2 +58.1 6.73 

Public/Semi-Public 534.1 534.1 0.0 0.00 

Recreation/Open Space 216.9 216.9 0.0 0.00 

Non-Ag Total 2813.2 2703.5 +109.7 3.90 
Agricultural 16460.8 16570.5 -109.7 

GRAND TOTAL 19274.0 19274.0 0.0 
  

TABLE 2.10:  LAND USE CHANGE BETWEEN ZERO AND TWO MILES OF THE CITY BOUNDARY, SOURCE:  
GF-EGF MPO 

Observations: 
 This area saw the most significant industrial growth between 2010 and 2015, 

with over 58 acres being developed, a 6.73 percent increase from 2010 
levels.  This is a contrast to the lack of industrial development within the City 
limits. 

 There was no commercial development in this area.   
 Similarly, there was no increase in recreation areas. 

 

2 to 4-Mile Boundary from City Limits 
Between 2- and 4-mile Current (June 

2015) Acres 
2010 
Acreage 

Net 
change 

% 
change 

Type     
Residential 1345.3 1272.4 +72.9 5.42 

Commercial 27.6 27.6 +0.0 0.00 

Industrial 94.1 82.5 +11.5 12.25 

Public/Semi-Public 367.8 367.8 +0.0 0.00 

Recreation/Open Space 0.0 0.0 +0.0 0.00 

Non-Ag Total 1834.7 1750.3 +84.4 4.60 
Agricultural 24024.5 24108.9 -84.4  

GRAND TOTAL 25859.2 25859.2 0.0  

	
TABLE 2.11:  LAND USE CHANGE IN BETWEEN TWO AND FOUR MILES OUTSIDE OF THE CITY BOUNDARY,  
SOURCE:  GF-EGF MPO 
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Observations: 
 Similar to the growth seen in the 2-Mile Boundary area, the most significant 

growth in terms of percentage was for industrial use between 2010 and 2015 
with an increase of over 12 percent. 

 Also similar to the 2-Mile Boundary area, there was no commercial 
development in the 2-4 mile area during this period. 

 Residential growth was also notable, up over five percent in the last five 
years.  However, the County approved many land development projects on 
existing plats in this area prior to the City temporarily assuming control over 
the 4-mile jurisdiction.  There were no new plats approved within the period 
from 2010 to 2015 in this area. 
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Chapter 3:  Growth Tiers and Future 
Land Use  

Introduction 
The purpose of this Chapter is to evaluate and update the Growth Tiers and 
Future Land Use Map for the Grand Forks planning area.  These updates also 
include the areas identified in the City’s Strategic Infrastructure Growth Plan.  
Growth Tiers and Future Land Use plans are built on the population and 
employment projections from the Community Profile chapter; here those 
projections are translated into future land use needs.  The Future Land Use and 
Growth Tiers Maps are derived from the developed goals and objectives and the 
public input received to-date. 

More specifically, the process of developing the Growth Tiers and Future Land 
Use maps included: 

 Creation of future land use needs estimates based on population and 
employment projections using several methods; 

 Evaluation of previous growth tiers and future land use maps in comparison 
to future land use needs; 

 Continued market analysis, including interviews with major employers and 
economic development experts in the Grand Forks Region; 

 Creation of revised future land use and growth tiers maps based on future 
land use needs and goals and objectives 

 Evaluation of future land use and growth tiers with regard to the City’s 
Strategic Infrastructure Growth Plan; and 

 Multi-modal transportation analysis of growth tiers and future land use 
scenarios. 

Note that the growth tiers and future land use maps presented in this chapter 
depict both the 0-2 mile extra-territorial zoning jurisdiction area of the City and 
the 2-4 mile extra-territorial area where the City does not currently exercise 
zoning or subdivision jurisdiction.  Changes to state law in 2009 limit the City’s 
ability to plan beyond the 2-mile boundary around the city.  However, it is in the 
City’s interest to look beyond the 2-mile border and provide comments to the 
County and Townships for future land use approvals.   

The City of Grand Forks has the power, per Section 40-47 -01.1 of the North 
Dakota Century Code, to extend application of its zoning and subdivision 
regulations to unincorporated territory within 4-miles of the City border.  A city 
that has exercised its authority under this subdivision has joint zoning and 
subdivision regulation jurisdiction from two miles to four miles with the other 
political subdivision.  The City may consider exercising this jurisdiction if there is 



  

What are
Forks? P

 

  

62 
 

conce
with th

Wha
Public
provid
stated
vision

Respo
future
patter
would
indust

e you top fiv
Please selec

FIGURE

Ch

ern that deve
his Plan. 

at We H
c input from 
ded guidance
d in the Goal
ing sessions

onse results
e developme
rn, survey re
d drive peopl
try. 

ve industrie
ct up to five

E 3.1 

 

hapter 3:  Gro

elopment ma

Heard  
the initial vis
e to the desi
ls and Objec
s was encou

 from other s
nt are show

espondents e
e downtown

es or busine
e of the cho

owth Tiers a

ay take place

sioning activ
ired land use
ctives chapte
uraging more

specific que
n here.  IN a
emphasized 
n, as well as 

esses you w
oices provid

and Future L

e in the 2-4 

vities as well
e and growt
er, a high pr
e compact a

stions in the
addition to th
the need fo
higher-payi

would like t
ded.  

Land Use | C

mile area th

 as the onlin
h pattern for

riority expres
and focused 

e online surv
he overall de
or community
ng jobs rega

to see more

City of Grand

at is in confl

ne survey 
r the City.  A
ssed in the in
developmen

vey related to
evelopment 
y events tha
ardless of 

e of in Gran

 

d Forks 

lict 

As 
nitial 
nt. 

o 

t 

d 



How wo
in downt

  

63 
 

uld you imp
town Grand

FIGURE

Com
One o
the G
GFK o
reside
Gatew
develo
the nu
is not 
future
reside
land u

These
and th
to the 
this ar
the co
future
develo
Goals
and d

Ch

prove down
d Forks? Ple

E 3.2 

ments fro
of the specifi
rand Forks A
officials com
ential land us
way Drive.  T
opment in th
umber of peo
a safety one

e noise comp
ential develo
use compatib

e issues wer
he Planning 

levels reque
rea from app
onsequent ne
e land use m
opment plan

s, Objectives
isclosure of 

hapter 3:  Gro

ntown? Whi
ease select

om GFK Ai
ic pieces of f
Airport Autho

mmunicated w
ses south of
The airport a
hat area to o
ople expose
e, but rather
plaints.  GFK
opment along
bility zones.

re discussed
and Zoning 
ested by GF
proximately 
eed to shift t
ap, the City 

n for this are
s, Strategies 
potential no

owth Tiers a

ch type of b
t up to two o

rport Aut
feedback rec
ority regardi
with the City
f the comme
authority reco
nly rural res
d to overflig

r one of expo
K also comm
g Gateway D

d by the Gran
Commission

FK would red
1,700 to app
those future 
did not reco
a.  Rather, a
and Policies

oise issues.  

and Future L

buildings o
of the choic

hority 
ceived on th
ng urban de

y a particular
ercial corrido
ommends re

sidential den
ht noise imp
osure to nois

municated the
Drive should

nd Forks La
n.  To reduc
duce the num
proximately 
 residents to

ommend a c
additional str
s chapter re
In addition, 

Land Use | C

r businesse
ces provide

he Plan was 
evelopment n
r concern wi

or west of Wa
educing the 
sities in an e

pacts.   The 
se and the p
e recommen

d be compati

nd Use Sub
ce the recom
mber of futur
14.   Given t

o other locat
hange to the
rategies wer

egarding com
language w

City of Grand

es are need
ed.  

 

a concern fr
near flight pa
th proposed
al-Mart on 
density of 
effort to redu
primary con

potential for 
ndation that 
ble with airp

bcommittee, 
mmended de
re residents 
that impact a
tions on the 
e future 
re included i
mmunication
was included 

d Forks 

ded 

rom 
aths.  

d new 

uce 
cern 

non-
port 

staff 
nsity 
in 
and 

n the 
s 
in 



  

64 Chapter 3:  Growth Tiers and Future Land Use | City of Grand Forks 

 

the commercial goal to address the need to restrict non-residential uses in the 
area of concern to be compatible with the airport land use compatibility zones. 

Critique of Maps 

Future Land Use 
In addition to examining data on land use change, the geography of land use and 
transportation in the planning area was also investigated.  With regard to land 
use, comparisons were made between the 2015 existing land use map and the 
planned future land use from the 2040 Land Use Plan.  These changes, depicted 
in Figures 3.4 and 3.5, illustrate where land use growth was planned but has not 
yet been developed.  Existing land use in 2010 and existing land use in 2015 
were also compared, in order to see where change has occurred in the most 
recent 5-year period.   

The patterns of growth between the forecasts in the 2040 Future Land Use Plan 
and the actual land use change suggested some questions and areas for further 
study during this 2045 Plan update: 

 With regard to industrial growth, much of the recent industrial growth has 
happened in areas outside of the current City Limits.  Are there institutional 
factors (such as zoning regulations) that could be modified to encourage 
development in these areas closer to the urban core?  How do infrastructure 
costs factor into locational decisions by major industrial operations?  The 
growth pattern also raises the question of whether or not the amount of land 
currently designated for industrial development is too high; and whether the 
industrial areas are appropriate to suit the demand (and in areas with 
appropriate infrastructure). 

 The UND Tech Park has seen some successful development in the previous 
planning period, along with the Grand Forks Business Park. Are there 
lessons to be learned from this area that could be used to encourage 
industrial development in other high-priority areas? 

 With regard to recreational lands, the City is providing nearly all of the 
recreational open space to serve the planning region.  Given the City’s goals 
of more compact development, should more recreational or natural areas be 
planned for and preserved in the outer tiers of the growth area? 

 With regard to the area near the new Wal-Mart on Hwy 2/Gateway Drive:  
The bulk of this areas was designated as industrial in the 2040 Plan; 
however, it may be appropriate to look at a mixture of commercial and 
residential development, as suggested in the Strategic Growth Infrastructure 
Plan.  Since Wal-Mart has established a commercial presence here there 
may be more demand for housing and other complimentary commercial uses.   

 The Strategic Growth Infrastructure Plan also suggests the area along I-29 to 
the south of the City Limits as a priority area for future industrial growth 
(Figure 3.3). 
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locations.  It may be appropriate to distinguish the types of corridors in the 
Future Land Use Plan. 

 Floodway and Floodplain districts are designated in the zoning code and 
carry very specific restrictions and uses.  These districts should be indicated 
on the future land use map as well. 
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FIGURE 3.4:  COMPARISON OF 2015 EXISTING LAND USE AND PLANNED FUTURE LAND USE FROM THE 2040 LAND USE PLAN.  AREAS 

WHERE PROJECTED GROWTH HAS NOT BEGUN ARE CIRCLED. 
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FIGURE 3.5: GRAND FORKS CITY LIMITS COMPARISON OF 2015 EXISTING LAND USE AND PLANNED FUTURE LAND USE FROM THE 2040 LAND USE 

PLAN.  ADDITIONAL AREAS WHERE PROJECTED GROWTH HAS NOT BEGUN ARE HIGHLIGHTED. 
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Transportation 
Future land use plans impact transportation issues, opportunities and needs, such as beltways/bypasses, new river crossings, the 
need for capacity improvements along certain corridors, access control choices, operational issues at interchanges and at-grade 
intersections, etc.  Some of these transportation issues are unavoidable as a community grows. However, to a certain extent a 
community’s land use plan and the assumptions made in this plan relative to allowed densities, land use type and location of various 
future uses can have significant impacts on short and long term plans for roadways, transit needs, water, sewer infrastructure, 
schools, rail freight and truck freight accommodations and other infrastructure costs.   

Conversely, some transportation plan proposals may encourage land speculation and growth in certain areas of a community earlier 
than if these plans did not exist.  Depending upon the circumstances involved, the resulting growth pressure may or may not be 
something that the City and the overall community wish to promote or encourage due to transportation funding shortfalls or a variety 
of other factors. Additionally, consideration should be given to discussing the existing Cities Area Transit (CAT) Transit Development 
Plan (TDP) and the consistency of this Plan with the City’s Comprehensive Plan land use vision.  Future gaps in service area and/or 
transit capital infrastructure may need to be evaluated to ensure that the CAT can fully support and leverage the City’s intended land 
use goals in the short and long term. 

Transportation maps were also reviewed and critiqued to help inform the creation of the 2045 Future Land Use and Growth Tiers 
maps.  The following are observations related to specific maps from the MPO’s transportation plan that were used in the 
development of the updated transportation element of the 2045 Land Use Plan.  The comments also provide suggestions that may 
assist the MPO in the upcoming update to the region’s Long Range Transportation Plan.   
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Federal Highway System:  The MPO, NDDOT, MnDOT 
and appropriate city and county local governments should 
coordinate to develop project proposals along the main 
federal focused roadways for National and Statewide grant 
solicitations.  This may be a mechanism to supplement 
regular State and federal formula funding and advance 
improvements resulting from recent and ongoing studies of 
US Highway 2/Gateway Drive, Interstate 29 and the 42nd 
Street/DeMeres Avenue at-grade railroad crossing.  

   

FIGURE 3.6: NATIONAL HIGHWAY SYSTEM MAP 
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FIGURE 3.7: LANE MILES, OR AN INVENTORY OF ROADWAYS    FIGURE 3.8: 2015 STREET AND HIGHWAY FUNCTIONAL CLASSIFICATIONS 
SEPARATED BY THE NUMBER OF LANES        
 

Lane Miles and Street and Highway Functional Classifications:  The maps above depict the “bones” of the 
transportation grid system in the City.  Figure 3.7 depicts “lane miles”, or an inventory of roadways separated by the number of lanes.  
To ensure appropriate connections between these major roadways, and to continue the grid system, the City should prioritize 
preserving right-of-way and managing access through new subdivision plat and development approvals.  These development and 
redevelopment approvals provide key opportunities to continue the future build-out of a north/south and east/west grid system.  This 
will reduce long-term right-of-way costs and provide the necessary mobility for local/regional trips, while also minimizing local trips on 
the Interstate and State Trunk Highway systems.    
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FIGURE 3.9: INTERSECTION CRASH LOCATIONS        FIGURE 3.10: BIKEWAY MAP  

Crash Locations and Bikeways:  Look for opportunities to further the Local Road Safety Improvement Program Document to 
address these documented crashes and advance planning tied to the Regional Safe Routes to School Plan.  Incorporate new 
connections and extensions of the bikeway system into future development and redevelopment in the City.  Actions to accomplish 
this are provided in the study of the Pilot Sites and Implementation chapters of this Plan. 
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Future Land Use Projections  

Process 
A key goal of the future land use map is to accommodate all anticipated future 
growth within the urban areas.  Therefore, the first step in creating a new future 
land use map for Grand Forks is projecting future land use needs.  Several 
methodologies were used with the goal of generating several scenarios to ensure 
that the future land use map was adequate.  To determine how much area needs 
to be devoted to each land use, the most generous estimates of future land use 
were used to ensure that the future land use areas can accommodate projected 
growth. 

Assumptions 
In generating each of the scenarios, several assumptions were made with regard 
to density, housing characteristics and population: 

 Urban residential density of 3 dwelling units per acre (although it was noted 
that the largest single-family minimum lot size in the City’s zoning ordinance 
is 7,500 square feet or 5.8 dwelling units per acre, so many more housing 
units could likely be accommodated in the urban residential areas on the 
map). 

 Rural residential density of 1.5 acre minimum lots (although it was noted that 
existing plats are generally 2.5 acre lots and larger) 

 Same number of commercial and industrial workers per acre as used in the 
2040 Land Use Plan  

 40 percent of each Mixed Use district would be used as residential 
 Tallies of single family units to generate percentages included 1-unit and 

mobile homes in data from the U.S. Census for housing units in structure; 
multi-family units included all other classifications. 

 Same percentage of people housed in group quarters as the 2010 Census 
figures (7.1%) 

 Same household size as the 2010 Census figures (2.21 people per 
household) 

 Percentages of retail and non-retail workers based on 2013 ACS 
Employment by Industry data: 

o Non-retail commercial = Finance/Insurance, and 
Arts/Entertainment/Recreation 

o Retail industrial = Wholesale Trade 
 Population growth based on an average annual rate of 0.9% and a starting 

point of 53,314 estimates persons in 2015. 

Future Land Use Needs Scenarios  
As mentioned above, several methods were used to project future land use 
needs.  The most generous estimates were then used to compare the future land 
use map to ensure that we had accommodated the right amount of growth. 
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Scenario 1 uses a straight line growth projection of developed area for each land 
use category based on the land use change between 2010 and 2015.  That time 
period was one that saw high growth in residential use and relatively slower 
growth in commercial and industrial uses.  Thus the net number of acres  needed 
for growth projected in this scenario were higher with regard to residential lands 
and lower with regard to commercial and industrial lands than other scenarios. 

Scenario 2 is based on the population to land use ratios for each land use 
category in 2015.  Those ratios were then applied to the projected 2045 
population of 69,755 (derived from the 0.9% average annual population growth 
rate assumption).  The resulting numbers showed less land needed for 
residential use but more needed for commercial, industrial and recreation than 
the first scenario. 

Scenario 3 recreated the methodology used in the 2040 Land Use Plan to 
determined future land use needs.  The following step-wise process was used to 
estimate residential land use needs: 

1. Start with the 2045 projected population of 69,755 
2. Estimate the number of people living in group quarters (based on the 

percentage from the 2010 census) 
3. Subtract the number living in group quarters from the total population to 

get an estimate of the number of people living in households 
4. Utilize the average household size from the 2010 census (2.2 persons 

per household) to estimate how many total households would exist in 
2045 

5. Calculate how many of those households would be single and multi-
family based on the percentage breakdown of single and multi-family 
housing units in the 2013 ACS (51.8% single-family and 48.2% multi-
family). 

6. Subtract the current number of single and multi-family housing units to 
determine how many of each type of unit would be needed in 2045 

7. Determine how many acres of residential area would be needed to 
accommodate those housing units assuming an urban density of three 
dwelling units per acre. 

As a check, residential needs were also estimated using an alternate scenario 
based on average persons-per-household from the 2010 census.  In this 
scenario, the average persons-per-household for owner-occupied units was used 
because it was assumed that this number was more realistic than including 
university student renters in household size.  This calculation resulted in an 
estimated residential need nearly identical to the scenario mimicking the 2040 
Land Use Plan scenario. 

For commercial and industrial land use needs, the process from the 2040 Land 
Use Plan was utilized again here and included the following steps: 
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1. Estimate the population in the workforce in 2045 assuming that current 
employment trends continue (percentage of population in the civilian 
workforce in 2010 = 70.1%) 

2. Subtract the current civilian workforce population to determine the 
number of new people in the workforce in 2045 

3. Utilize the ratios of workers per acre for retail and non-retail commercial 
and industrial uses from the 2040 Land Use Plan 
 7.93 non-retail commercial workers per acre 
 10.36 retail commercial workers per acre 
 6.62 non-retail industrial workers per acre 
 1.1 retail industrial workers per acre 

4. Calculate new commercial and industrial acreage needed to 
accommodate the projected number of workers 

The resulting estimates of future land use needs are shown in Table 3.1 below: 

 

TABLE 3.1:  FUTURE LAND USE SCENARIOS 

 

   

Grand Forks 2045 Land Use Forecast

Scenario 1:                  

(Applying 2010 to 2015  

Acreage Growth Trend)

Scenario 2:                     

(2015 Population/Land Use 

Ratio Applied to 2045 

Population Forecast)

Scenario 3:                    

(methodology from 2040  

Land Use Plan)

2010 2015 2010‐2015 2016‐2045 2016‐2045 2045 Land Use Plan

Land Use  Acerage Acerage Net Growth Net Growth Net Growth Needed Acres

Residential 5,568.7 5,945.8 377.1 +2,262.6 Acres +1,560 Acres +2,744 Acres

Commercial 1,206.0 1,255.4 49.4 +296.4 Acres +329 Acres +318 Acres

Industrial 2,119.1 2,192.4 73.3 +439.8 Acres +575 Acres +1,246 Acres

Mixed Use

Recreation/Open Space 1,476.4 1,503.7 27.3 +163.8 Acres +394 Acres + 55  Acres

Public/Semi‐Public 2,149.4 2,151.3 2.0 +12 Acres +564 Acres +47 Acres
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Growth Tiers 

Purpose of the Tiers  
The growth tier system is intended to guide new development and better plan for 
the timing of future infrastructure investments.  Each of the growth tiers has a 
specific purpose for accommodating the orderly growth of the Grand Forks 
Region.  The draft growth tiers map developed in this memo was created with the 
following intent: 

 City Limits and Tier 1:  Accommodate all projected growth within the planning 
horizon.   

 Tier 2, Urban Reserve Area:  Only allow for residential development on 
existing platted lots; and if there is no other land available in Tier 1.  
Residential growth should develop at urban standards.  

 Tier 3:  This is the agricultural preservation area.  Any development in this 
area should be limited to that which supports preservation of active 
agricultural uses.  Much of the Tier 3 area is in the 2-4 mile extra-territorial 
area around the city; thus, growth and future land use recommendations in 
this area are for County and Township consideration when evaluating zoning 
and subdivision proposals. 

Ultimately, the goal of growth tiers and development phasing is to keep new 
growth areas sized appropriately to correspond to future growth projections.  This 
is a strategy to prevent “sprawl” and to create a pattern of development which 
provides efficient growth creating quality compact urban places which meet the 
goals identified in this plan including improved accessibility & mobility and the 
conservation of community resources.    

Strategies and Assumptions 
In addition to the tier descriptions above, the boundaries have been drawn with 
some other considerations in mind.  First, there is an “extra-territorial jurisdiction 
area” extending two miles outside of the City boundary.  Under state law, the City 
is empowered to extend its zoning regulations into this area and adjust that 
boundary in accordance with annexations.  It is also assumed that growth tier 
boundaries can and will be adjusted when annual growth evaluations done by the 
City and MPO indicated that adjustments are necessary.  The growth tiers 
established in the 2045 Land Use Plan are a starting point. 

On the remaining vacant land in the City Limits as well as in Tier 1, we assume 
that development will take place in a compact form that is compatible with the 
goals and objectives of the Plan.  The resulting maps contain less area for 
growth than in the 2040 Future Land Use Plan.  While some additional residential 
development will be allowed in Tier 2, this plan will recognize that sprawling 
large-lot development is costly to the City and counter-productive to the goal of 
creating a desirable “place”.  Thus, even though some development will 
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necessarily occur on existing platted lots, the only other residential development 
planned for this area will occur at an urban density. 

Finally, transition areas between each growth tier are provided where possible, 
so that jumps between Tier 1 and Tier 3 are minimized.  The exceptions to this 
are areas near the Grand Forks Airport which, for the purposes of complying with 
airport compatibility zones, must be urban uses (such as certain industrial or 
commercial uses) or reserved for agricultural use. 

The Grand Forks 2045 Growth Tiers Map is shown in Figure 3.11. 

Future Land Use  

Goals and Strategies  
The first and most fundamental goal for development of the future land use map 
is to accommodate the projected growth within the planning horizon – in this 
case, 30 years or until the year 2045.  As future land use districts were drawn, 
areas allocated to each use category were checked against the future land use 
needs scenarios presented in the previous section. 

The future land use map areas were designated based on the Goals and 
Objectives put forth in this Plan.  Some of the specific Goals, Objectives and 
Policies that related directly to the development of the future land use map 
include: 

Goal:  Growth Management.  Continue to balance new growth and 
development through collaboration with all stakeholders to promote preservation 
and enhancement of the city. 

Objectives: 
 *Provide development systems (including streamlined review process, fees, 

etc.) and infrastructure that incentivizes infill development and revitalization of 
existing urban neighborhoods before building on the urban fringe. 

 A compact system of urban development will be established by emphasizing 
the Tier 1 area and targeting existing neighborhoods for new growth. 

Goal:  Residential Development.  Grand Forks will be a community with stable, 
long-term residency comprised of a full spectrum of ages, incomes, family types 
and household sizes. 

Objectives: 
 Increase housing opportunity in all neighborhoods with a well-maintained mix 

of housing types to provide for the full spectrum of ages, incomes, family 
types and household sizes of existing and potential residents. 
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Policy Approaches and Strategic Actions 
 Continue to encourage residential development in existing Grand Forks 

neighborhoods to spur revitalization in areas that are attractive to first-time 
buyers, accessible to services, and can be efficiently served with utilities and 
infrastructure. 

 Maintain a stock of quality housing, protect, and upgrade the City’s housing to 
provide safe housing that meets the needs of Grand Forks families in 
established neighborhoods to spur revitalization and utilize existing 
infrastructure. 

 Examine zoning and other regulatory and incentive strategies to encourage 
the mixing of housing types and densities within the City. 

 *Connect residents with jobs by locating residential uses within walkable or 
transit connected areas to places of employment.  Utilize appropriate 
densities price point, mix of use and urban design to achieve these elements.  

Goal:  Commercial Development. Create and sustain stable and economically 
viable commercial development that will continue to enhance Grand Forks’ role 
as a regional shopping center and still allow for mixed use distinctive 
neighborhoods of the City. 

Objectives: 
 Maintain current commercial centers located along major transportation 

routes and in the downtown central business district as regional shopping 
destinations with limited smaller commercial uses integrated into mixed use 
neighborhoods.   

In response to these Goals, Objectives and Policies, the future land use map was 
developed to create more compact residential areas near the City.  Similarly, 
mixed use areas were moved closer to the City Limits than in previous versions 
of the future land use map.  Nearly all residential areas outside of Tier 1 were 
changed to either agricultural use or rural/suburban residential if they were in an 
existing platted subdivision.  In keeping with the purposes of the growth tier 
system, it was assumed that any new residential development would occur at an 
urban density.  Areas highlighted in the City’s Strategic Infrastructure Growth 
Plan are also reflected as industrial or mixed use on the 2045 Future Land Use 
map.  In general, growth has been focused in this plan to the north (primarily 
industrial) and south (residential and mixed use) of the City, with less land out to 
the west allocated to residential uses.   At this stage, the future land use map is 
only addressing the “horizontal growth” of the City, and not potential “vertical 
growth” via density increases that could happen with infill and redevelopment.  
Strategies to encourage appropriate vertical growth will be discussed in future 
tasks. 

There are some areas west of the City designated for urban residential use but 
located within Tier 2.  The purpose of those areas is to provide transitional areas 
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between Tier 1 and Tier 3.  Those areas would only be permitted to develop if the 
City and Tier 1 residential areas were already fully developed. 

The most obvious result of these goals is that the 2045 Future Land Use map 
reduces the amount of land planned for each use to come closer to the projected 
growth levels for the region.  Planning larger areas than what is needed to 
accommodate growth is counter to the growth management goals of the plan as 
well as the City’s desire to create a more compact, urban environment that is 
conducive to many modes of transportation for its residents.  It will be crucial to 
reach out to land owners whose future land use designation has been changed 
between the 2040 plan and this one during the next round of public engagement 
activities. 

Future Land Use Map 
The 2045 Future Land Use Map is shown in Figure 3.12  Note that areas that are 
within Tier 2 but shown as Urban Residential, Industrial or Mixed Use on the 
Future Land Use Map are marked with an asterisk.  These areas are intended for 
development only if there is no other land available within Tier 1. 

Consideration should be given to where the most logical spot is for additional 
growth from both the land use and infrastructure perspectives.  For example, the 
future land use map is based on the theory that the area west of the City Limits 
between DeMers and 32nd area is less conducive to residential development than 
the Wal-Mart/Gateway Drive area because of the prevalence of industrial uses 
on DeMers and 17th.  There is some mixed use growth allocated there, in Tier 2, 
because of the location of the new water treatment plant and available capacity 
in that area.  That area would be able to be developed only if there were no land 
for urban residential development in Tier 1 available.   

The Mixed Use districts shown on the Future Land Use map is designed to allow 
for more creative development of the designated areas in a mixture that suits 
market conditions and is designed compatibly.  The district allows a flexibility of 
uses along major roadways and encourages high density development. The land 
use mix may include high density residential, business/office uses, and 
convenience commercial. It is a transitional land use and should incorporate a 
higher standard of site and building design, including implementation of design 
guidelines. In many cases the mixed use district acts as a buffer between 
residential areas and major transportation corridors including I-29.   Mixed use 
areas are meant to accommodate both horizontal mixed use (a variety of 
buildings used for different purposes within a cohesive site development) and 
vertical mixed use (a variety of uses located within a single building). More detail 
on the design and function of future mixed use areas is provided in Chapter 5:  
Implementation. 
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FIGURE 3.11: 2045 GROWTH TIERS MAP  
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FIGURE 3.12: 2045 FUTURE LAND USE MAP
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Changes from the 2040 Land Use Plan 
To highlight the changes in Growth Tiers and Future Land Use from the 2040 Plan, the following maps show changes in the Tier 1 
growth areas. 
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With regard to future land use, several areas that were previously designated for growth have been removed in the 2045 Plan.  The 
result is a future land use map with growth concentrated more closely to the current City limits. 
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Accommodating Growth  
One of the primary goals of the future land use map is to show an ability to 
accommodate projected future land use needs until 2045.  Table 3.2 below 
shows the land use needs from the three land use projection scenarios along 
with the number of acres planned for that use in the 2045 draft future land use 
map (the columns in blue).  Also included for comparison is the equivalent 
acreage that was included in the 2040 future land use plan.     

Table 3.2 on the following page also shows the total allocation for all vacant and 
agricultural lands, as well as just the Tier 1 allocations.  Note that there is still 
adequate accommodation for future growth in Tier 1 in nearly all land use 
categories (the columns in blue are larger than all of three growth scenarios), 
particularly if we assume that 40 percent of Mixed Use areas will be residential.  
There is a deficit of approximately 200 acres of residential land that may be 
needed comparing Scenario 3 to the Tier 1 land use allocation.  However, there 
is more than adequate land in Tier 2 that could be used to accommodate that 
additional growth if necessary during the planning horizon.  

Note that in all categories the amount of land planned for land use change 
(except for recreation/open space and public/semi-public) has been reduced from 
2040 future land use allocations.  Even though the total number of acres of 
growth is less than in the 2040 Land Use Plan (and in some cases considerably 
less), the number of acres planned still exceeds the number of acres projected to 
be needed in all scenarios.   For example, comparing the acreage in the 2045 
Land Use Plan with the estimated lands needed using the 2040 Land Use Plan 
methodology, the overage in residential lands (including 40 percent of the Mixed 
Use areas) could accommodate an additional 5,565 people.  The additional Rural 
Residential acreage per could accommodate an additional 808 people.
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TABLE 3.2:  LAND USE NEEDS COMPARED WITH PLANNED LAND USE 

 

Grand Forks 2045 Land Use Forecast

Scenario 1:                  

(Applying 2010 to 2015  

Acreage Growth Trend)

Scenario 2:                     

(2015 Population/Land Use 

Ratio Applied to 2045 

Population Forecast)

Scenario 3:                    

(methodology from 2040  

Land Use Plan)

 (vacant or agricultural land 

programmed for future land 

use)

 (Tier 1 vacant or agricultural 

land programmed for future 

land use)

 (vacant or agricultural land 

programmed for future land 

use)

2010 2015 2010‐2015 2016‐2045 2016‐2045 2045 Land Use Plan 2040 Land Use Plan

Land Use  Acerage Acerage Net Growth Net Growth Net Growth Needed Acres 2045 Land Use Plan 2045 Land Use Plan Comparable

Residential 5,568.7 5,945.8 377.1 +2,262.6 Acres +1,560 Acres +2,744 Acres +3,346 Acres +2,016 Acres +5,539 Acres

+2,675 Acres (Urban) +2,010 Acres (Urban)

+754 Acres (Suburban/Rural) +6 Acres (Suburban/Rural)

Commercial 1,206.0 1,255.4 49.4 +296.4 Acres +329 Acres +318 Acres +520 Acres +512 Acres +849 Acres

Industrial 2,119.1 2,192.4 73.3 +439.8 Acres +575 Acres +1,246 Acres +2,819 Acres +1,780 Acres +2,882 Acres

Mixed Use +1,304 Acres +1,034 Acres +1,097 Acres

Recreation/Open Space 1,476.4 1,503.7 27.3 +163.8 Acres +394 Acres + 55  Acres + 51  Acres + 5  Acres + 51  Acres

Public/Semi‐Public 2,149.4 2,151.3 2.0 +12 Acres +564 Acres +47 Acres +47 Acres +40 Acres +47 Acres
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Multi-Modal Transportation Analysis  

Purpose 
The purpose of this analysis is to evaluate the proposed 2045 land use 
classifications and understand potential for capacity deficiencies in current 
transportation infrastructure. This incorporates current infrastructure as well as 
future programmed projects currently in the fiscally-constrained Grand 
Forks/East Grand Forks MPO Long Range Transportation Plan. 

This analysis is similar in nature to a regional travel demand modeling forecast, 
but uses a broader definition of transportation infrastructure and services to 
understand potential for transit and non-motorized travel to help meet 
transportation needs of Grand Forks as it grows along the guidance of the 2045 
Land Use Plan. In particular, the analysis is intended to identify key corridors, 
nodes and other potential growth and development areas that might be evaluated 
in terms of person-carrying capacity and to begin defining a supporting 
framework for corridor evaluation. It is not intended to replace or supersede 
Grand Forks/East Grand Forks MPO’s use of their regional travel demand model 
for transportation planning purposes, but rather to provide an early assessment 
of potential transportation conflicts related to the land use plan and proposed 
growth tier system.  

This analysis ties the land use plan updates to current and future transportation 
infrastructure and service and identifies locations where deficiencies might occur. 
Instead of relying on capacity-adding infrastructure projects to address these 
deficiencies, however, this analysis explores how land use patterns and a more 
multimodal-oriented transportation response might be coordinated to meet travel 
needs, all while recognizing that vehicle travel is a dominant mode of travel in 
Grand Forks today and will likely remain so into the future. 

This also acknowledges that land use and transportation planning are best 
conducted as a joint and iterative process.  There is a need to review various 
options of both land use and transportation and their likely impact on one another 
in order to truly understand the range of potential outcomes for Grand Forks. In 
so doing, this approach meets the City’s and Grand Forks-East Grand Forks 
MPO’s desire to align transportation project and policy decision-making with the 
US Department of Transportation’s Ladders of Opportunity criteria and 
associated programs: it identifies where transportation can connect residents to 
jobs and new economic opportunities and where it can better connect and 
revitalize communities.   

Understanding Potential Deficiencies  
This analysis followed a three-step approach to identifying potential deficiencies 
that might come from future development under the 2045 Future Land Use Plan. 
Elements of these steps follow the standard methodology used in four-step travel 
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demand modeling, namely the calculation of trip generation and the assignment 
of trips onto the roadway network. As a planning-level analysis, though, this does 
not include an extensive assignment of volume based on origins and destinations 
and a detailed set of trip tables between different analysis zones. It assumes that 
traffic generated from new land development will use immediate corridors to 
reach major destinations such as downtown Grand Forks, the University of North 
Dakota, Altru Hospital and the I-29 corridor. 

Step 1: Compare current traffic volumes with current roadway capacity to 
understand potential for absorbing additional travel demand. If any roadways are 
currently at or exceeding their vehicle-carrying capacity, identify whether there 
are any long-term projects in the fiscally constrained Long Range Transportation 
Plan (LRTP) that should be incorporated into the model to represent available 
capacity by 2045. 

Step 2: Estimate added travel demand from land use plan growth to understand 
where mismatches might occur between capacity and demand—in other words, 
where capacity deficiencies are likely. This step takes assumptions on a land use 
plan level of buildout and trip generation following guidance established in the 
ITE Trip Generation handbook; the number of daily trips assumed from levels of 
development is added to the specific corridor most likely to serve it. 

Step 3: Identify potential for a broader range of travel options to help meet 
demand. These are locations where the plan and subsequent land development 
policies and ordinances should emphasize transit, carpooling/ridesharing, and 
other non-motorized travel options in meeting travel demand. There may also be 
infrastructure projects needed in these areas, but they should also integrate 
facilities for other travel modes. 

For step 1, the project team used a generalized set of level-of-service (LOS) 
guidelines developed by the Florida Department of Transportation for traffic 
volumes and roadway capacity. These guidelines estimate acceptable upper 
volume limits for different letter-grade levels of service, depending on roadway 
functional classification, signal spacing, and speeds. They are based on 
methodology in the Federal Highway Administration’s Highway Capacity Manual 
and are widely used in North American transportation planning as a practical 
resource that broadly translates intersection-level capacity concerns to corridors. 
The team assumed that volumes exceeding LOS D according to these guidelines 
would constitute a capacity deficiency, with any volumes beyond that point 
resulting from added growth considered in excess of what the roadway network 
could support.  

It is worth noting that these guidelines are not the same as MPO policies that 
state a desired LOS C for transportation infrastructure. Identification of roadways 
that exceed the LOS D threshold is intended to help understand where traffic 
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levels lead to roadway operations that impede Grand Forks’ potential for safe 
and efficient transportation and economic development opportunity. 

The guidelines are organized as follows: 

SIGNALIZED ARTERIALS – 40 MPH OR HIGHER POSTED SPEED LIMIT 

Lanes Median LOS C LOS D 
2 Undivided 16,800 17,700 
4 Divided 37,900 39,800 
6 Divided 58,400 59,900 
8 Divided 78,800 80,100 

TABLE 3.3: SIGNALIZED ARTERIALS – 40 MPH OR HIGH POSTED SPEED LIMIT  

SIGNALIZED ARTERIALS – 35 MPH OR LOWER POSTED SPEED LIMIT 

Lanes Median LOS C LOS D 
2 Undivided 7,300 14,800 
4 Divided 14,500 32,400 
6 Divided 23,300 50,000 
8 Divided 32,000 67,300 

TABLE 3.4: SIGNALIZED ARTERIALS- 35 MPH OR LOWER POSTED SPEED LIMIT  

Under this set of guidelines, corridors assume access spacing requirements 
similar to those in effect on most of the Grand Forks corridors, including those 
controlled by the North Dakota Department of Transportation (NDDOT). 

Corridor Characteristics Today  
The arterial corridors of Grand Forks currently serve the urbanized area of the 
city, with some extending outward with arterial classification to edge areas of 
development. The table below provides detail on current roadway volumes, both 
in the urban area and in the new growth areas proposed under the growth tier 
system. It is important to understand how new travel demand related to future 
land uses not only affects arterials immediately in the area of new growth, but 
also in the existing urban footprint of Grand Forks, where future roadway 
expansion will be more difficult and costly due to constrained rights-of-way. 

Currently, no arterial corridors experience critical capacity deficiencies based on 
the previous definitions from Florida DOT definitions, although South Columbia 
Road around Altru Hospital’s Main Campus is the closest to meeting this level. 
This is likely due to its connection of several major uses and areas of 
employment in the City—the University, Altru Health System’s Main Campus, 
and the Columbia Mall.  
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MAJOR GRAND FORKS CORRIDORS AND CURRENT TRAFFIC VOLUMES4 

CORRIDOR LANES CURRENT VOLUMES: 
EXISTING URBAN 
AREA 

CURRENT VOLUMES: 
GROWTH TIER AREAS

North Washington 
Street 

2 4,600 2,500 – 4,100 

North Columbia 
Road 

4 10,000 – 19,000 N/A 

Gateway Drive/US 2 4 19,000 – 23,000 9,000 – 13,000 
Demers Avenue 2 – 4 14,000 – 23,000 (4 

lanes) 
8,000 – 10,000 (2 lanes) 

17th Avenue South 2 3,500 – 8,500 No count available 
32nd Avenue South 4 16,000 – 20,000 10,000 
47th Avenue South 2 2,800 – 4,500 2,000 – 3,500 
62nd Avenue South 2 <1,000 <1,000 
Belmont Road 2 2,600 – 5,600 <1,000 
South Washington 
Street 

4 18,000 – 30,000 1,200 – 1,800 

South Columbia 
Road 

4 16,000 – 26,000 3,500 – 7,500 

TABLE 3.5: MAJOR GRAND FORKS CORRIDORS AND CURRENT TRAFFIC VOLUMES  

Multimodal Options on Major Corridors  
The Grand Forks transportation system is currently based on a roadway network 
with generally complete sidewalks and limited on-street facilities for bicycle 
travel, although the City’s off-street bicycle and pedestrian path network, 
especially the Fitness Trail along the English Coulee, offers potential 
transportation connections for non-motorized travel. In addition to these facilities, 
Cities Area Transit (CAT) provides fixed-route service on major corridors six days 
per week throughout the city and surrounding urbanized area, generally 
operating on 30 or 60-minute headways. The corridors shown in Table 5 below 
currently feature transit service on at least part of their length. 

Because CAT’s service has traditionally focused on connecting downtown, the 
University and other major connections, service design does not emphasize 
direct connections on major corridors. Instead, routes feature multiple turns, 
mostly in one-way loops, and focus on greater coverage of neighborhoods 
between arterial corridors. Stops are designated along these routes, with some 
routes featuring stops only every half-mile. Generally speaking, stop spacing has 
a direct relationship with population and development density. 

  

                                                 
4 Data Source: 2013 AADT counts from GF-EGF MPO. 
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TRANSIT SERVICE ON GRAND FORKS CORRIDORS 

CORRIDOR ROUTES 
PROVIDING 
SERVICE 

BUSES PER 
HOUR 
(AVERAGE) 

MAJOR 
DESTINATIONS 
SERVED 

North Washington 
Street 

1 1 Downtown, UND 

North Columbia 
Road 

None None N/A 

Gateway Drive/US 2 Night Bus 1 (after 6 PM only) Downtown, UND 
Demers Avenue 5 (East of 

Washington St 
only) 

2 Downtown, Grand Cities 
Mall, Columbia Mall 

17th Avenue South 3,4,5 2 Red River High, 
Columbia Mall, UND 

32nd Avenue South 5,9,12 1 Columbia Mall, Grand 
Cities Mall, Downtown 

47th Avenue South 12, 13 2 Walmart, Super Target, 
Altru Main Campus 

62nd Avenue South None None N/A 
Belmont Road None None N/A 
South Washington 
Street 

5, 13 1 – 2 N/A 

South Columbia 
Road 

3, 5, 8, 13 2 
 

Columbia Mall, Grand 
Cities Mall, Downtown, 
Altru Main Campus 

TABLE 3.6: TRANSIT SERVICE ON GRAND FORKS CORRIDORS  

Person-Moving Capacity 
In addition to the vehicle capacity of these major corridors, this analysis also 
sought to understand their person-moving capacity, taking existing and potential 
transit service into account and allowing bicycle and pedestrian projects to help 
to satisfy demand for short trips. The degree to which corridors have this capacity 
is a function of proposed land use patterns. Transit is a more universal service 
that connects destinations over longer distances and its passenger capacity 
throughout the day is applied to corridors regardless of land use, but the analysis 
assumes that walking and bicycling trips are not likely to serve as substitutes for 
vehicle trips beyond reasonable distances (generally one-half to one mile for 
pedestrians and one to three miles for cyclists) and were most likely to contribute 
to travel needs in mixed-use areas or on commercial corridors. 

The intent of exploring this broader person-moving capacity was to identify the 
places where potential deficiencies coming from added growth in the proposed 
2045 Growth Tiers and future land use designations may not immediately mean 
a need for a conventional road widening or infrastructure capacity project. This 
overall capacity analysis is calculating daily trip ends from proposed future land 
use designations, and as in most communities in the United States, not every trip 
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assumed to be generated from land development is a vehicle trip on streets. This 
also helps to underscore potential locations for pilot development sites to begin 
introducing transit-supportive or transit-oriented development in the Grand Forks 
urban area, particularly per the guidance offered by the federal Ladders of 
Opportunity Criteria. 

The person-moving capacity estimates used the following assumptions: 

Transit. Transit capacity is based on service through the day and assumes a 
single bus may carry 50 passengers. Total daily passenger capacity for transit 
was calculated as this number per bus multiplied by the average number of 
buses per hour across the system’s 10 to 14-hour service span (depending on 
the specific corridor). While CAT does not currently provide service outside of the 
existing urbanized area (Tier 0 in the proposed Growth Tiers model), the analysis 
assumed that similar levels of service on corridors within the urban area could be 
extended onto corridors that serve these new growth tiers, generally following the 
recommendations of the GF/EGF MPO Transit Development Plan. 

Bicycle and Pedestrian Travel. In mixed-use areas and along commercial 
corridors, bicycle and pedestrian travel may accommodate up to 5 percent of the 
roadway’s associated vehicle travel volume. 

Total Person-Moving Capacity. This assumes that of vehicle traffic, 5 percent 
will carry two passengers (a conservative estimate consistent with 2013 
American Community Survey 5-Year Estimate data for the City of Grand Forks5). 

 Transit and bicycle-pedestrian capacity are calculated according to the above 
steps. Person-carrying capacity is the sum of all of these different categories. 

  

                                                 
5 ACS Data reports that 8 percent of City workers traveled to work in a carpool or 
vanpool. 
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ESTIMATED PERSON-MOVING CAPACITY ON MAJOR CORRIDORS 

CORRIDOR MAXIMUM 
VEHICLE 
CAPACITY 

VEHICLE 
PASSENGER 
CAPACITY 

TRANSIT 
CAPACITY

BIKE/PED 
CAPACITY 

TOTAL 
PERSON-
MOVING 
CAPACITY

North 
Washington 
Street 

17,700 18,585 700 885 20,170 

North Columbia 
Road 

32,400 34,020 0 1,620 35,640 

Gateway 
Drive/US 2 

39,800 41,790 200 1,990 43,980 

Demers Avenue 32,400 34,020 1,400 1,620 37,040 
17th Avenue 
South 

14,800 15,540 1,400 740 17,680 

32nd Avenue 
South 

32,400 34,020 700 1,620 36,340 

47th Avenue 
South (no 
interchange) 

14,800 15,540 1,400 1,620 17,680 

47th Avenue 
South (assumes 
an eventual 
four-lane 
widening project 
if an interchange 
is constructed) 

32,400 34,020 1,400 1,620 37,040 

62nd Avenue 
South 

14,800 15,540 0 740 16,280 

Belmont Road 14,800 15,540 0 740 16,280 
South 
Washington 
Street 

32,400 34,020 700 1,620 36,340 

South Columbia 
Road 

32,400 34,020 1,400 1,620 37,040 

TABLE 3.7: ESTIMATED PERSON MOVING CAPACITY ON MAJOR CORRIDORS  

New Growth and Anticipated Travel Demand with a 47th Avenue 
Interchange  
To estimate the travel demand impacts of new growth, the analysis divided the 
proposed growth areas into analysis zones (Figure 3.16) and calculated trip 
generation from proposed land uses. Land uses are allocated by acre and 
assume uniform densities/intensity levels that were used to calculate 
development program inputs for a trip generation calculation. As discussed 
previously, this used the ITE Trip Generation Handbook as the basis for this trip 
generation, with daily rates assumed for major land use categories. 
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FIGURE 3.16:  MULTI-MODAL TRANSPORTATION ANALYSIS ZONES 
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FUTURE LAND USE ACREAGE ALLOCATIONS BY ANALYSIS ZONE 

ZONE Agricultural Urban 
Residential 

Commercial Industrial Mixed-
Use 

Other 

North 
Washington  

622.7   358.8  30 ac. 
Recreation/ 
Open Space 

Gateway 243.6 255.5 33.5 441.3   
DeMers 70.5 436.9  161.2 142.5 2.8 ac single-

family residential 
32nd South 883.6    189.7 224.6 ac single-

family residential 
47th South 38 274.8 94.8  256.6  
South Columbia 219.6 215 50.5   4 ac single-

family residential 
South 
Washington 

345.6 130.5 50   2.6 ac public/ 
semi-public 

Belmont – 62nd 
South 

593.1 452.1    27.6 ac single-
family residential 

TABLE 3.8: FUTURE LAND USE ALLOCATIONS BY ANALYSIS ZONE  
Applying standard trip generation methodology for these major land uses, the 
following amount of daily trip ends are expected to be generated in each of the 
major analysis zones. This assumes a 10 percent pass-by reduction for 
retail/commercial trips and in mixed-use zones, a further 20 percent reduction 
from internal capture of trips. 

TRAVEL IMPACT FROM FUTURE LAND USE: TRIPS GENERATED IN EACH ANALYSIS 
ZONE 

ZONE Agricultural Urban 
Residential 

Commercial Industrial Mixed-
Use 

Single-
Family 

TOTAL 
TRIPS 

North 
Washington  

62   8,952   8,952 

Gateway 24 6,444 10,676 10,954   28,074 
DeMers 7 10,167  4,154 17,006  31,327 
32nd South 88    16,894 2,169 19,063 
47th South 4 6,852 21,817 7,390 18,401  54,460 
South 
Columbia 

22 5,565 14,141    19,706 

South 
Washington 

35 3,637 12,346    15,983 

Belmont – 
62nd 

59 10,467    3,09 10,776 

TABLE 3.9: TRAVEL IMPACT FROM FUTURE LAND USE: TRIPS GENERATED IN EACH ANALYSIS 

ZONE  

Non-residential future land uses along the I-29 corridor were assumed to 
generate traffic that would come in part from origins outside of the Grand Forks 
metropolitan area, and as such 50 percent of these trips were applied to I-29 and 
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not to local arterials. This led to reductions in the Gateway, Demers, 32nd Street 
South, 47th Street South and South Columbia corridors. 

The table below compares new traffic with current roadway volumes and 
capacity, summarizing the major areas of deficiency for each of the analysis 
zones. Areas of potential deficiency are highlighted in yellow. 

POTENTIAL CAPACITY DEFICIENCIES IN EACH MAJOR ZONE 
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North 
Washington  

8,952 None 6,186 4,600 4,100 10,800 20,170 

Gateway 28,074 10,815 17,259 23,000 13,000 30,300- 
40,300 

43,980 

DeMers 31,327 10,580 20,747 23,000 10,000 30,700-
43,700 

37,040 

32nd South 19,063 9,581 9,582 20,000 10,000 19,600-
29,600 

36,340 

47th South6 54,460 23,802 30,658 4,500 3,500 34,200-
35,200 

37,040 

South 
Columbia 

19,706 9,853 9,853 26,000 7,500 17,400-
35,900 

37,040 

South 
Washington 

15,983 None 15,983 30,000 N/A 46,000 36,340 

Belmont – 
62nd 

10,776 None 10,776 5,600 N/A 16,400 16,280 

  TABLE 3.10: POTENTIAL CAPACITY DEFICIENCIES IN EACH MAJOR ZONE  

New Growth and Anticipated Travel Demand without a 47th 
Avenue Interchange  
In addition to the scenario with an interchange, this analysis also explored how a 
transportation network with no 47th Avenue interchange would be able to 
accommodate expected growth from the land use plan. This is based on a no-
interchange land use scenario and uses the same methodology for trip 
generation, distribution and volume-to-capacity comparison as the future land 
use map presented earlier in this chapter. 

The principal difference in this scenario is that much more of the employment-
based land use categories—commercial, industrial and mixed-use—are 
concentrated along the 32nd Avenue corridor than they are along the general I-29 
corridor extending south beyond 47th Street. 
                                                 
3 Assumed to be widened to four lanes along with construction of I-29 interchange. 
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Likewise, the land uses at the south end of the urbanized area are primarily 
residential. As there is no 47th Avenue interchange at I-29 or even a crossing of 
the interstate, much of the land use designations allocated to this area of the city 
have been transferred to other areas, and as such this analysis did not use a 
special zone for 47th Avenue. 

FUTURE LAND USE ALLOCATIONS BY ANALYSIS ZONE (in acres) 

ZONE Agricultural Urban 
Residential 

Commercial Industrial Mixed-
Use 

Other 

North 
Washington 

282.9 0.33 20.6 800  30 ac. Recreation/ 
Open Space 

Gateway 243.6 255.5 78.3 488.9   
DeMers  173.2 0 3.5 248.4 471.46 8 ac single-family 

residential 
32nd South 813.8 100.6 248  189.7 526.6 ac single-

family residential 
South 
Columbia 

219.6 308.9 56.9   135 ac single-
family residential 

South 
Washington 

375.1 189.2 29.1   83.9 ac single-
family residential 

Belmont – 
62nd South 

593.1 397.8 16.1   420 ac single-
family residential 

TABLE 3.11: FUTURE LAND USE ALLOCATIONS BY ANALYSIS ZONE  

Applying standard trip generation methodology for these major land uses, the 
following amount of daily trip ends are expected to be generated in each of the 
major analysis zones. This assumes a 10 percent pass-by reduction for 
retail/commercial trips and in mixed-use zones, a further 20 percent reduction 
from internal capture of trips. 

TRAVEL IMPACT FROM FUTURE LAND USE: TRIPS GENERATED IN EACH ANALYSIS 
ZONE 

ZONE Agricultural Urban 
Residential 

Commercial Industrial Mixed-
Use 

Single-
Family 

TOTAL 
TRIPS 

North 
Washington  

28   9,153 16,149     25,302 

Gateway 24 6,444 25,751 10,299     42,494 
DeMers 17   20,708 5,772 7,123 64 33,667 
32nd South 81 2,873 54,842   3,404 2,169 63,288 
South 
Columbia 

22 7,457 17,285     1,370 26,112 

South 
Washington 

38 4,916 11,174     886 16,976 

Belmont – 
62nd 

59 9,248 8,451     3,893 21,592 

TABLE 3.11: TRAVEL IMPACT FROM FUTURE LAND USE: TRIPS GENERATED IN EACH ANALYSIS 

ZONE  
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Non-residential future land uses along the I-29 corridor were assumed to 
generate traffic that would come in part from origins outside of the Grand Forks 
metropolitan area, though these were only assumed to be able to use I-29 in the 
Gateway, DeMers and 32nd South corridors—as the scenario assumes no 47th 
Avenue interchange or crossing, any other zones were assumed to rely on the 
local arterial network. 

The table below compares new traffic with current roadway volumes and 
capacity, summarizing the major areas of deficiency for each of the analysis 
zones. Areas of potential deficiency are highlighted in yellow. 

POTENTIAL CAPACITY DEFICIENCIES IN EACH MAJOR ZONE 
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North 
Washington  

25,302 None 25,302 4,600 4,100 29,400 
– 

29,900 

20,170 

Gateway  42,494 18,037 24,457 23,000 13,000 37,500- 
47,500 

43,980 

DeMers  33,667 13,249 20,418 23,000 10,000 30,700-
43,700 

37,040 

32nd South  63,288 27,462 35,826 20,000 10,000 45,800-
55,800 

36,340 

South Columbia  26,112 None 26,112 26,000 7,500 33,600-
52,100 

37,040 

South 
Washington 

16,976 None 16,976 30,000 N/A 47,000 36,340 

Belmont – 62nd  21,592 None 21,592 5,600 N/A 27,200 16,280 
 

As shown in the table, in the absence of the interchange, there are more notable 
capacity constraints that can be expected along each of the general corridors in 
the city. This suggests that other projects currently underway cannot readily 
accommodate planned growth from the land use plan, and points to a need for 
corridor management strategies beyond capacity projects, such as use of local 
street network and for non-motorized travel and transit service to help meet daily 
trip demand, if current land use patterns are assumed to absorb this growth. This 
further underscores the importance of moving toward new development patterns 
in Grand Forks and allowing the travel demand associated with new growth to be 
satisfied using a broad range of planning tools and strategies.   
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Findings and Conclusions 
As a result of this analysis, the following observations identify potential strategies 
and actions that the City may wish to take with land use policy. 

Important Caveats 
It is worth noting that this analysis used planning assumptions that may not bear 
on real-world conditions and factors, such as the following: 

 All trips generated through this exercise were applied to the principal corridor 
in each of their analysis zones. In reality, travelers may choose many 
different routes, even within that same zone, such that the overall impact to 
the principal corridors is less than what has been estimated in this analysis. 

 The analysis used a pass-by reduction factor for commercial trips and an 
internal capture reduction factor for any trips related to mixed use. However, 
there are other factors likely to reduce trips even further, and the analysis 
used only a broad set of land use definitions to determine trip generation. 
More nuanced land use definitions would be used in a conventional 
development review traffic impact assessment. 

The Columbia Road Corridor 
South Columbia Road experiences among the highest traffic levels of the Grand 
Forks area’s major arterial thoroughfares, especially in the area south of DeMers 
Avenue near Altru Health’s Main Campus and around the Columbia Mall. The 
land use plan’s proposed addition of urban residential uses at the south end of 
this corridor points to its continued importance as a major travel route through the 
city, especially between these residential uses, Altru, and the University. While 
traffic is expected to increase, coordination of land use and transportation can 
help to extend the utility of current infrastructure with a focus on bicycle, 
pedestrian and transit use, especially to make short trips and connect 
complementary land uses. Expected travel to and from this part of the city is 
likely to reach infrastructure capacity at aforementioned levels of service in the 
absence of this coordination. 

South Washington Corridor 
Added urban residential and commercial land uses at the southern end of the 
Washington corridor are likely to exceed this road’s capacity in the absence of a 
widening or other capacity expansion. This might be a potential location to 
explore the effects of parallel street network, improved on-site pedestrian 
connection through private properties and enhancements to transit shelters as 
recommended in the previous report on the Grand Forks Zoning Ordinance’s 
Corridor Overlay Districts. More detailed traffic study would be needed, but any 
expansions to roadway capacity in this corridor should also explore how to more 
fully integrate other travel modes. 
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I-29 Corridor Development 
As the major area of added retail, residential and employment uses, the analysis 
zones along the I-29 corridor, especially the Demers, 32nd South and 47th South 
zones, will see a significant rise in the number of trips generated in this area. 
Even with planned programmed infrastructure expansions, this significantly shifts 
the center of gravity of Grand Forks travel patterns and demand. This points to 
opportunities in these areas to orient development standards, especially for 
mixed-use areas, such that external travel demand can be reduced and the 
number of trips generated can be accommodated with a broader modal balance 
than exists today. In particular, the Columbia Road corridor becomes an even 
more important link between places of residence, employment, and retail activity, 
emerging as potentially the primary corridor of the city. 

Realignment of Transit Service 
Although not recommended in the Grand Forks-East Grand Forks MPO’s Transit 
Development Plan, there is potential to realize greater levels of person-moving 
capacity on major corridors, especially South Washington and South Columbia, 
by realigning fixed routes to provide more legible, direct service along these 
corridors. The assessment of corridor capacity and potential added traffic 
discussed in this analysis identified areas where added traffic could potentially 
exhaust roadway capacity, but the types of development that would occur under 
proposed future land uses on these corridors (especially mixed-use development 
with a higher potential for reduced vehicle travel demand through internal capture 
of trips between uses) point to an opportunity for transit to carry greater numbers 
of daily trips generated.  
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Chapter 4:  Livability and Ladders of 
Opportunity  

Introduction 
Livability, sustainability and quality of life provide the framework for the Grand 
Forks 2045 Land Use Plan Update. 
 
The Plan responds to and considers the region’s populations and the diversity it 
includes - in age, race, culture and economic status of populations, among 
others. The Plan also responds to the characteristics of the region’s many 
natural, social, and built assets - from the age and type of development 
infrastructure of different neighborhoods to the region’s transportation networks 
to the specific nuances of the local economy. 
 
The Plan’s recommendations and initiatives offer strategies that tie together 
transportation, land use and accessibility for all populations to housing, 
education, employment, and needed services. 
 
This Plan is special in that it uses a “placemaking” lens to formulate its 
recommendations - an approach that capitalizes on the City’s many existing 
assets, and leverages them to support the development of memorable, 
prosperous, and active places and spaces that set the stage for a more 
connected and convivial city. 
 
The Plan also includes a strong focus on supporting the goals of the Ladders of 
Opportunity initiative. This federal initiative builds on the foundations of 
sustainable and livable communities to connect low-income and minority transit-
dependent residents with economic and educational resources that already exist 
within the Grand Forks community. 

Plan Goals and Objectives 
The Plan’s draft Goals and Objectives include many specifically related to 
livability, sustainability, and creating great places. These goals and objectives will 
be highlighted throughout this document as they relate to the pilot sites and to 
the land use and transportation analysis and recommendations. 

Goals 
Two goals from the Plan that are especially relevant for the work described in this 
document are: 
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Goal: Urban Design and Land Use Planning:  Implement design standards 
focused on improving the public realm.  Such standards should create attractive 
streetscapes, public spaces and architecture and foster creation of strong 
neighborhoods and attractive commercial and industrial areas. 

Goal: Sustainable Development:  Work in partnership with federal and state 
government and take a leadership role locally to address energy and 
environmental issues especially as they pertain to sustainable development, 
resiliency and climate change. 

Objectives 
Several objectives are especially relevant for this work (and were included for the 
selection of and development of concepts for Pilot Sites, as described in the next 
sections): 

Provision for Special Needs Housing 

Assist in the development and redevelopment of housing stock for citizens with 
special needs, in areas that are walkable and located close to transit. 

Ladders of Opportunity 

Connect residents with jobs by locating planned residential areas and densities 
that are consistent with the housing demands of workers in the Grand Forks 
region with regard to the type, price point, and access to transit and other 
infrastructure. 

Location of Commercial Development 

To spur revitalization, ensure that commercial uses are located near and 
convenient to existing neighborhoods in appropriate areas from land use and 
zoning, service delivery, and transportation perspectives. This includes allowing 
smaller commercial areas that are designed and more appropriately scaled to fit 
in with neighborhoods. 

Compatibility of Land Use and Transportation 

Develop transportation / land use compatibility guidelines to make land use 
decisions that are compatible with anticipated transportation facilities and gives 
people access to jobs, education and services as well as giving business access 
to markets. 

Dense Urban Fabric 

Provide incentives to encourage infill and compact development to increase 
access to community amenities for all sectors of the community and to improve 
efficient and convenient modes of mobility for all residents. 
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Ladders of Opportunity 

Plan and develop transportation infrastructure that enhances access to work for 
individuals currently lacking ready access to transportation. Offer transit access 
to employment centers, educational and training opportunities and other basic 
needs. Continue to develop a multi-modal system that provides people with 
reliable and affordable connections to employment, education and other critical 
services. 

Balanced, Compact Land Use Growth Patterns 

Use a well-planned transportation network to establish compact development 
patterns, which provide more transportation choices. 

What We Heard  
 

Key Themes from the Pilot Site Design Workshops 
Many of the key themes from previous engagement events were heard at the 
pilot site engagement events. These events There was a greater emphasis on 
mixing land uses at sites, providing multi-use and vibrant destinations, and 
encouraging transit-, bike-, and pedestrian-friendly development than in previous 
engagement events. 
 
Summary of these key themes includes: 

 Participants expressed the desire for additional or enhanced space for 
pedestrians, transit users, and bicyclists and to better connect pilot sites 
to existing multi-modal infrastructure. 

 “Multi-modal improvements” was mentioned 16 times in the “What would 
you like to see happen here?” post-it exercise and 10 of 12 groups 
mentioned biking, pedestrian and/or transit improvements in the group 
visioning exercise. 

 The need for additional housing opportunity, especially residential options 
in the entry-level and mid-level housing markets, was discussed at every 
event. Participants expressed the desire for a mix of uses at the sites to 
allow integration of housing alongside commercial and recreational 
opportunities. 

 “Residential” was mentioned 45 times and “mixed-use” was mentioned 53 
times in the “What would you like to see happen here?” post-it exercise. 
Five of 12 groups mentioned residential and/or mixed-use in the group 
visioning exercise. 

 Many of the pilot site ideas involved the development of community space 
for focused collaboration, events, exhibits, entertainment and/or 
recreation. 
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Residents interacting with members of the 
project team at the French Fry Feed during the 

50th Annual Potato Bowl. 

Residents considering options for one of the 
pilot sites during one of the February 2016 

design workshops. 

Community Support for Multimodal Transportation and Land 
Use Pattern Changes  
 

The City of Grand Forks and the Grand 
Forks - East Grand Forks Metropolitan 
Planning Organization (GF-EGF MPO) 
have led and implemented a proactive 
process of community engagement to 
ensure that residents and other 
stakeholders can offer their guidance for 
the region’s development. 

Several community engagement tools 
and approaches have been deployed to 
offer numerous opportunities to receive 
this guidance from the Grand Forks 
community. 

Community engagement has occurred in 
two main phases: an initial phase, held in 
September 2015, and a “concepts 
development” phase held in February 
2016 as part of site planning workshops 
for the pilot sites. In addition, a public 
website has shared and collected 
information continually since the project’s 
start. An overview of guidance and 
comments received is provided here. 

In September 2015, the project team held 
three Pop-Up workshops in coordination 
with larger community events as well as 
a Public Kick-Off Workshop to receive 
guidance on Plan goals and objectives. 
The Public Kick-off Workshop was held 
at Grand Forks City Hall on September 9, 
2015 while the Pop-Up workshops were held at each of the following events in 
September 2015: 

 French Fry Feed at the 50th Annual Potato Bowl 
 JLG Rock the Streets at Town Square 
 Grand Forks Downtown Farmers Market. 
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Participants from one of the tables at the 
workshop for the Water Treatment Plant pose in 

front of their plan for the site.

One vision for the site: a glass-covered 
community space with an interior court for 

year-round use and enjoyment.

Improving conditions for walking, biking 
and transit was a prominent theme 

received from participants.

Key Themes from the Pilot Site 
Design Workshops 
There was a greater emphasis on mixing land 
uses at sites, providing multi-use and vibrant 
destinations, and encouraging transit-, bike-, 
and pedestrian-friendly development than in 
previous engagement events. 

Summary of these key themes includes: 

 Participants expressed the desire for 
additional or enhanced space for 
pedestrians, transit users, and bicyclists 
and to better connect pilot sites to existing 
multi-modal infrastructure. 

 “Multi-modal improvements” was mentioned 
16 times in the “What would you like to see 
happen here?” post-it exercise and 10 of 12 
groups mentioned biking, pedestrian and/or 
transit improvements in the group visioning 
exercise. 

 The need for additional housing opportunity, 
especially residential options in the entry-
level and mid-level housing markets, 
was discussed at every event. 
Participants expressed the desire for a 
mix of uses at the sites to allow 
integration of housing alongside 
commercial and recreational 
opportunities. 

 “Residential” was mentioned 45 times and 
“mixed-use” was mentioned 53 times in the 
“What would you like to see happen here?” 
post-it exercise. Five of 12 groups 
mentioned residential and/or mixed-use in 
the group visioning exercise. 

 Many of the pilot site ideas involved the 
development of community space for 
focused collaboration, events, exhibits, 
entertainment and/or recreation. 

 Community space was mentioned 70 times 
in the “What would you like to see happen 
here?” post-it exercise and 10 of 12 groups 
mentioned community   
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Pilot Site #1: The Grand Cities Mall.

Pilot Site #2: The Water Treatment Plant.

Pilot Site #3: The South Columbia Planned-Unit 

Development Site.

The Three Pilot Sites 
This chapter applies the Plan’s principles 
to three “pilot” or test areas to discover 
how those principles, when applied to a 
real site, reflect the goals of livability, 
sustainability and quality of life that are a 
foundation for the Plan (and are included 
in the Plan’s Goals and Objectives), as 
well as how they respond to the 
placemaking and Ladders of Opportunity 
approaches that it contains.  
 
Note that the Pilot Site Concept Plans 
presented here are not intended to 
commit the City to any particular 
development.  Rather, they are 
illustrations of the visions and goals that 
the community voiced during the public 
engagement process, as well as the 
livability and sustainability goals of this 
Plan. 

  
The pilot sites selected for this Plan are: 

 Grand Cities Mall 
 Grand Forks Water Treatment Plant 
 South Columbia Development Site / 

Columbia Corridor 

 
The three pilot sites were chosen to 
highlight application of the Plan’s 
principles in three different Grand Forks 
contexts. Some of the characteristics that 
were considered include: 

 Location and access to existing 
infrastructure and services, 

 Nearby concentrations of minority or 
low-income populations, and, 

 The potential to connect housing to 
large places of employment. 
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The Pilot Site process develops a concept or vision for each site while also 
helping identify existing or potential obstacles that may hinder the desired type of 
development. If obstacles exist within current local policies or regulations, the 
Plan can then recommend specific policy updates. The process can also help 
identify opportunities for increased community conversations about specific 
development or transportation topics. 

  
In general, the pilot study areas can offer a vision for how to: 

 Integrate livability principles into the future land use plan 
 Facilitate the development of the City in a way that makes destinations 

easily accessible to people, regardless of travel mode 
 Include economic development and redevelopment 

opportunities that are accessible to people of varying income and ability 
 Strengthen the connection between sustainable land use and sustainable 

transportation 
 Incorporate the Ladders of Opportunity initiative into the land use 

planning process by recognizing the role that transportation plays in 
allowing residents access to jobs and opportunities 

 Enhance access to work for all residents, especially those in low income 
areas 

 Improve placement of residential development so it is within or in close 
proximity to employment centers, educational opportunities, and basic 
needs 

 Intensify land use around transit stations to improve its usefulness and 
convenience 

 Link sustainability efforts with Green 3 Grand Forks and other livability 
initiatives 

 Address and provide missing links and connectivity for pedestrians and 
cyclists, as well as trail connections and access to transit - with the 
ultimate goal of supporting an Active Living / Active Transportation 
framework for improvements throughout the city. 

 Highlight opportunities for improving quality of life and position the city 
and region for potential grants/funding advantages related to Active 
Living, equity and access improvements, and sustainable development. 
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How Were Pilot Sites Selected? 
Sites selected for the pilot area studies are those which, through development or 
redevelopment, might provide opportunities for: 
1. Convenient transportation and housing options for minority and/or low 

income populations (socio-economic communities identified for target in 
the Ladders of Opportunity initiative) 

2. Destinations easily accessible to auto, transit and non-motorized modes 
of travel 

3. Housing, services, and/or jobs (via mixed land use and/or good multi-
modal transit) 

4. Redevelopment or higher-intensity development than traditionally would 
be done in new neighborhoods (to more efficiently use existing 
infrastructure thereby also meeting City sustainability goals) 

5. Sites located within or directly adjacent to existing transportation networks 
and that may more efficiently and effectively use the existing transit 
system 

6. Partnerships with agencies and organizations working towards Ladders of 
Opportunity, Green 3 Grand Forks, and other community livability 
initiatives 

7. Exploring how policies might be modified to better accomplish established 
goals and those of Ladders of Opportunity, Green 3 Grand Forks, and 
other community livability initiatives 
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Access, livability and economic prosperity are 
deeply intertwined with land use and 

transportation planning decisions.

A plan for compact development: Houten, the 
Netherlands - planned in the 1970s, and now 

home to 60,000 people.

Dispersed land development, easily accessible 
only by private automobile. Image: Southdale 

Mall, the first indoor shopping mall in the United 
States, 1958.

The Land Use and 
Transportation 
Connection 
Transportation planning and land use 
planning decisions interact with and 
deeply affect each other and cannot be 
studied or addressed in isolation. 
 
Transportation provides connection and 
access to employment, housing, essential 
services and other destinations. 
Transportation planning (like decisions 
about where to build new streets, how to 
increase transit services, or install traffic 
calming measures and design features) 
affects the location and potential of land 
use development. 
 
In turn, land use planning (including 
decisions about the geographic 
distribution of services, desired location 
or density of housing, or mix of land 
uses) affects transportation activities and 
demand. Land development generates 
transportation demand because the users 
served by that development will also 
need to travel to other locations to fulfill 
their daily needs and functions (like 
residences, work, school or shopping). 
 
The relationship between land use and 
transportation is complex, and requires 
an integrated approach when planning 
for both so that individual decisions 
support larger community goals. 
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An Active Living design approach can help 
make walking, biking and transit a safe, inviting, 

convenient and useful everyday option.

Origins of Our Current Planning Paradigm 
The advent of private automobiles and 
the rapid rise in their ownership has been 
the most significant transportation 
influence on the form and design of US 
cities and towns after World War II. 
Combined with zoning and land 
development practices that kept different 
types of land uses separated, a cycle of 
dependency on automobile travel to 
reach ever farther destinations has 
ensured that the majority of US residents 
live in locations where access to an 
automobile is a requirement for fulfilling 
daily needs. 
 
Growing awareness and interest in the 
economic, social and environmental 
sustainability of this model of urban 
growth have led to public discussion about the wisdom of this approach and to 
the exploration of alternative approaches. 

New Directions in Land Development 
Renewed interest in living closer to work and entertainment, increased 
awareness of the environmental impacts of greenhouse gases and other 
byproducts of automobile emissions, and growing community health issues such 
as a rise in obesity, diabetes and other health conditions related to physical 
inactivity have all led to public interest and debate in community livability. 
 
A livable community is one where residents can meet daily needs and follow 
paths to prosperity and good health while minimizing their negative 
environmental and social impacts. Interest in community livability has brought 
transportation into the discussion and challenged past assumptions about how 
transportation demand from urban growth and development could be satisfied. 
As a result, communities around the United States have begun to define, develop 
and apply concepts of livability to their own development and growth policy 
decision-making, with transportation as a prominent feature in these visions. 
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The Livable Communities Approach 

Livable Communities and Active Living 
Active Living policies and initiatives seek to make physical activity (like walking or 
biking) a useful, easy, fun and normal part of everyday life for a community’s 
residents. 

An Active Living approach is multi-disciplinary, and recognizes that policies and 
initiatives to foster and support active communities must occur in several policy 
spheres - from transportation to land use, from community and economic 
development to public health and beyond. 

Active Living is important for a community because it can: 

 Improve physical and mental health; 
 Make walking and biking safer; 
 Bring people together to build safer, stronger communities; 
 Reduce traffic congestion, improve air quality, maximize green space, and reduce 

transportation costs for families; and 
 Decrease the risk and severity of chronic disease and medical costs. 
 
In Livable Communities, the link between transportation and land use remains 
both strong and complex, but they include consideration of a broader range of 
forms of land development (especially those that are less automobile-dependent) 
and of a greater range of transportation options. 
 
Livable communities provide a mix of affordable housing, increase transportation 
options, and lower transportation costs while protecting the environment. Linking 
transportation and land development results in neighborhoods that are more 
prosperous, allow people to live closer to jobs, save households time and money, 
and reduce pollution. To define this development approach, the federal 
Partnership for Sustainable Communities (PSC) developed six principles of 
livability which can each be applied to Grand Forks.  These principles, which are 
also infused throughout the 2045 Land Use Plan Update are: 
 
Provide more transportation choices. Grand Forks has a densely gridded street 
network and is working to provide safe, reliable, and economical transportation 
choices that will decrease household transportation costs, improve air quality and 
reduce greenhouse gas emissions, and promote public health. By increasing 
opportunities for walking and bicycling and increasing the frequency and extent 
of transit services, the city can increase the efficiency of the transportation 
system.  
 
Promote equitable, affordable housing. By expanding location- and energy-
efficient housing choices for people of all ages, incomes, races, and ethnicities, 
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Grand Forks can increase mobility and lower the combined cost of housing and 
transportation for all of its residents. 
 

Enhance economic competitiveness.  Grand Forks has the opportunity to 
improve regional economic competitiveness by attracting and retaining University 
of North Dakota students in the community and ensuring reliable and convenient 
access to employment centers, educational opportunities, services and other 
basic needs by workers. 
 

Support existing communities. By targeting transportation funding and 
development incentives toward existing communities—through strategies like 
transit-oriented development and mixed-use developments, Grand Forks can 
increase community revitalization and the efficiency of public infrastructure 
investments while safeguarding rural landscapes. 
 
Coordinate and leverage federal policies and investment. Grand Forks can align 
federal, state, and local programs and funding to remove barriers to 
transportation and land use collaboration, leverage federal grant opportunities, 
and increase coordinated planning for future growth. 
 
Value communities and neighborhoods. Finally, livable communities enhance the 
unique characteristics of all communities by investing in healthy, safe, and 
walkable neighborhoods that respond to the needs and input of rural, urban, 
and/or suburban community members. 

Taken together, these livability principles point to a new development paradigm 
that integrates transportation and land use planning decision-making to ensure 
Grand Forks continues to build livable communities. 
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connections to transit stations, including bus access; 
 Providing mixed-use development with housing in compliance with local 

regulations; and 
 Offering the opportunity to obtain goods and services and enjoy active 

public spaces near transit stations. 
  

TOD’s most fundamental principle and means of measuring effectiveness is 
connectivity. Connectivity can be expressed a number of different ways, such as 
the number of jobs accessible by transit, the average household transportation 
costs, or the density of the street network. Grand Forks enjoys a relatively dense, 
multimodal street grid throughout more traditional neighborhood districts of the 
city, namely those platted and developed prior to the construction of Interstate 
29. However, more modern suburban sections of the community have begun to 
feature cul-de-sacs, curvilinear internal streets, and limited connections to the 
larger street grid. This pattern of development funnels vehicle traffic onto major 
arterials, increasing traffic congestion and limiting the feasibility of transit 
services, which depend on reliable movement on these streets to maintain 
schedules and provide good service to riders. Residents in these neighborhoods 
are unable to get to everyday destinations such as grocery stores and schools by 
walking or bicycling because they lack convenient and accessible connections to 
get there: limitations in the street network often lead to much greater trip lengths 
than the actual physical distance between these points. 

Grand Forks has a notable opportunity to begin a transition in land development 
towards TOD and more walkable, mixed-use development in order to help the 
region achieve its community goals, increase transit ridership and active 
transportation, and reduce single occupancy vehicle (SOV) travel. By ensuring 
new developments are well connected to the street grid and have design features 
that promote transit ridership in the future, Grand Forks can expand the market 
for transit, increasing ridership and eventually increasing service frequency. More 
importantly, this will lead to a more balanced transportation system where people 
can choose a travel mode that is appropriate to their trip. This is a key strategy 
as Grand Forks continues to grow and mature as a community, as continued 
reliance on vehicle travel and a land development pattern that depends heavily 
on arterial thoroughfares for movement is likely to generate traffic beyond the 
current capacity of the roadway system. 
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FIGURE 4.6: AREAS WITH HIGHER PROPORTIONS OF LOW-
INCOME POPULATIONS IN GRAND FORKS.

Ladders of Opportunity  
Ladders of Opportunity is a federal framework to recognize the critical role 
transportation plays in connecting communities to economic opportunity. The 
United States Department of Transportation (USDOT) defines Ladders of 
Opportunity across three main pathways: Work, Connect, and Revitalize. Indeed, 
USDOT Secretary Anthony Foxx has said “Through transportation, we can help 
ensure that the rungs on the ladder of opportunity aren’t so far apart - and that 
the American dream is still within reach for those who are willing to work for it.” 

First, and perhaps most 
traditionally, transportation 
investments create major 
construction projects that 
have the potential to 
generate good jobs for 
local residents. Workforce 
development programs 
can help underserved 
people find and keep good 
jobs in the transportation 
sector. Some communities 
have found that these 
policies and programs, 
particularly when built in 
partnership with private 
contractors, suppliers, and 
engineers can provide a powerful 
incentive to focus on disadvantaged businesses and training workers most in 
need. This ensures transportation investments particularly benefit workers and 
communities most in need, and get the most bang for the buck by achieving 
multiple outcomes for every public dollar spent. 

At the same time, the transportation system allows people to reach jobs, schools, 
healthcare, and retail shopping, opening up new areas of the city. How long it 
takes and how much it costs them to accomplish these daily tasks defines their 
level of connectivity to opportunity. Connectivity is particularly important for 
people with more limited mobility options, particularly low-income and 
economically disadvantaged populations. Transportation and economic 
opportunity are deeply interconnected. Transportation is second to housing as 
the largest expense for American households, costing more than food, clothing, 
and health care. Cost of travel and access to service varies widely for different 
modes of transportation.  While low-income families may rely more heavily on 
transit and non-motorized travel, areas with predominantly low-income 
households often have less access to infrastructure to support these modes. 
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FIGURE 4.5: AREAS WITH HIGHER PROPORTIONS OF 

MINORITY POPULATIONS IN GRAND FORKS.

Finally, transportation infrastructure can also have a dramatic impact on the 
sustainable development of neighborhoods and regions. Thoughtful 
transportation planning can support healthy communities where there are 
opportunities to walk and bicycle to everyday destinations, vibrant town centers 
that nurture local small businesses, and new business and residential 
developments in areas that most need it. Transportation investments are a 
powerful signal to the private sector that the public is interested in seeing new 
development patterns in the region and interested in the revitalization of certain 
areas. 

By ensuring transportation systems provide reliable, safe, and affordable ways to 
reach jobs, education and other essential services, Ladders of Opportunity is a 
way to view transportation as having a role in creating livable communities. 
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Making access to walking, biking and transit 
easier and more inviting will bring many 

benefits to Grand Forks and its residents.  

Why Walking and Biking Matter 
Walking is the most basic mode of travel, and 
is accessible to people through the widest 
range of ages, income levels, and physical 
abilities. Biking is an inexpensive, convenient 
and enjoyable way of accessing community 
destinations and assets. People walking, 
biking or waiting for transit are more likely to 
stop in and patronize local shops.  
 
Walking and biking are healthful and 
economical travel options that improve 
community health, increase access to local 
destinations, foster community connection, 
and help sustain healthy and prosperous 
local economies. 
 
Places where walking and biking are 
comfortable and inviting are places where 
people want to live, work, and visit. 
 
Creating “Complete Streets” or “Living 
Streets” that are safer, more comfortable and 
accessible for pedestrians and bicyclists also 
makes for safer, more comfortable and 
predictable streets for all users of a city’s 
street and roadway network. 

Benefits of Increasing 
Multimodal Options 
Livable communities provide their 
residents with multiple options for 
accessing the places they need to reach 
to take care of their everyday needs - like 
work, school, shopping and recreation. 
 
Increasing transportation choices (by 
including walking, biking and transit 
options as part of the overall 
transportation mix) provides clear 
economic, social, and environmental 
benefits. A robust multi-modal network in 
Grand Forks that supports all people 
traveling within the city (including those 
who drive) will deliver the following 
benefits: 
 
Livability 
Increasing transportation options helps 
achieve broader community goals 
including access to jobs, neighborhood 
schools, and services. 
 
Mobility 
Walking, bicycling, and expanded transit 
opportunities increase mobility, allowing 
people of all ages and abilities to reach 
more destinations throughout Grand 
Forks.  
 
Safety 
A comprehensive pedestrian and bikeway 
system may help reduce crashes and 
improve safety by providing a more 
interconnected network with fewer gaps, 
greater separation from motor vehicle 
traffic, and can create calmer streets.  
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Health 
Active transportation options like walking and biking provide an opportunity for 
residents to build physical activity into their daily lives. In general, communities 
with higher rates of walking and bicycling have lower rates of obesity, and higher 
percentages of residents meeting weekly recommended physical activity levels.  
 
Household and community prosperity 
Walking and biking are affordable transportation options that reduce the cost of 
transportation for all. People who walk or bike for at least some of their trips are 
able to save on many costs associated with vehicle ownership, freeing up budget 
for other necessities and luxuries.  
 
Cleaner air 
When more people are able to walk, bike, or take transit to meet their 
transportation and mobility needs instead of driving, all residents benefit from 
cleaner air and reductions in harmful pollutants caused by vehicle exhaust.  
 
Recreation 
Grand Forks residents already benefit from and enjoy a wide range of parks, 
recreational facilities, and trails during warm and cold weather seasons. During 
engagement events, Grand Forks residents and visitors reported the Greenway, 
parks and paths for bicycling and walking as one of their favorite things about 
Grand Forks. “Promote and maintain adequate parks, open spaces and 
recreational facilities” was the top-mentioned goal during engagement events 
held in September 2015.  
 
Parking and congestion alleviation 
Over 25% of trips in the U.S. are shorter than one mile. That’s a 20 minute walk, 
or a 5 minute bike ride, an approachable distance for most people. Fewer people 
driving means less congestion on existing roadways, less demand for parking, 
less time and money spent waiting in traffic, and safer conditions for people who 
choose to walk or bike. 
 
Aging in Place 
The Center for Disease Control defines aging in place as “the ability to live in 
one’s own home and community safely, independently, and comfortably, 
regardless of age, income, or ability level.” As the number of seniors continues to 
increase in our communities, integrating safe and comfortable infrastructure for 
walking and accessing transit is quickly becoming a top priority for seniors’ 
mobility and health.   
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Supporting economic prosperity 

In many places, having access to reliable transportation means owning a 
personal or shared vehicle, and the cost of maintaining a car can be a financial 
burden for low-income working families.  AAA estimates that the average 
commute by car costs $58 per 100 miles driven. This does not take into account 
the sizable cost of repair and maintenance for older vehicles, which are more 
likely to be owned and operated by low-income workers.  Providing alternatives 
to owning and maintaining a personal vehicle such as transit, or safe walking or 
biking routes, can provide an economic boost for hardworking families.  

Regional economic competitiveness 

Communities with trails and other safe walking and biking infrastructure attract 
tourism, and the economic boost that comes with it. Businesses that can be 
easily accessed by foot or bike are perceived as being more convenient, and can 
benefit from customers who have additional ways to access stores. 

Replacing driving trips with walking and biking keeps more money in the local 
economy by not exporting it to purchase fuel. If each household in Grand Forks 
were able to buy one less gallon of gas each month at $1.50/gallon by walking 
and biking more, they would save a combined $404,000 a year to use in the local 
economy. 
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Pilot Site #1: The Grand Cities Mall.

View of the site from its surrounding parking 

lots.

Interior view of the mall.

Background: The Site as it Exists Today 
The Grand Cities Mall is located along two 
busy arterial roadways, 17th Avenue South 
and South Washington Street, in the 
Midtown area, approximately two miles 
southwest of downtown Grand Forks. The 
site’s total land area of 27 acres is 
equivalent to approximately 1/3 of the 
Grand Forks downtown district. 
 
Local community partners Hope 
Evangelical Covenant Church purchased 
the site in early 2015 from a Denver-based 
company. Previously known as South 
Forks Plaza between 1964 and 1989, 
Hope Church began leasing a storefront 
within the mall since 1996. 
 
Currently, the church manages and 
operates the mall through Land of Hope, 
LLC, a separate company it created for 
this purpose. 
 
Hope Church has plans to improve and 
expand the facilities, and has hired JLG 
Architects to lead a master planning 
process for the site. The mall is home to a 
variety of tenants, including anchors 
Kmart, Family Dollar, Poppler’s Music, 
and Burgraaf’s Ace Hardware. Other 
tenants include: 

 Faith Presbyterian Church 
 Thrive Church 
 Bingo Palace 
 Rumors Bar 
 Department of Motor Vehicles branch 
 Ferguson Books and Media 
 For Heaven’s Cake N’ More 
 Jack’s Shoes 
 ND Ballet Apprentice School 
 Toucan International Market 
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Community Context  
Originally developed in the mid-1960s and expanded over the next 25 years, the 
mall was one of the first of the modern sprawling developments in Grand Forks.  
As development continued to South and West of the Grand Cities Mall it, like the 
Downtown Central Business before, fell out of fashion and was replaced with 
more contemporary retail patterns of the Columbia Mall and the Big Box retailers 
further out.   

With the current owner being a not-for profit with a mission that includes 
providing a center for community gathering and the sites location near 
populations of minority and low income individuals it provides an excellent 
opportunity for multiply public and private uses.  It is also located on primary 
transit corridors providing the option for future development of a transit hub.   

Transit Service and Access 
The mall is currently served by two of Cities Area Transit’s routes and functions 
as a transfer point between them. The routes currently provide service between 
downtown, the Altru main campus and the Columbia Mall. Both routes operate on 
thirty-minute frequencies (which are currently the shortest in the CAT system). 
 
This site’s strategic location at the corner of Washington Street and 17th Avenue 
South presents an opportunity for a transit hub location allowing north - south 
travel on major corridors (Washington, Belmont and Columbia) to interchange 
with one another or with a potential crosstown connection service that allows 
transfer between corridors (for example, for riders beginning a trip at the south 
end of the Washington corridor destined for the University or Altru Main 
Campus). 
 
Although Cities Area Transit’s current system hub is located in downtown Grand 
Forks, the mall location might present strategic value as a central transfer facility 
in future evolution of the transit system. It would not require buses to circulate 
through downtown streets and neighborhoods for end-of-run alignment routing, it 
would offer ample space for on-site layovers and pulse operation of transfers, 
and is within walking distance of one of the city’s areas of higher population 
density. 
 
In addition, the mall area is in fact adjacent to residential areas to the north, east 
and west that include the socio-economic populations targeted by the Ladders of 
Opportunity initiative. Redevelopment of the site could also meet some of the 
demand for residential and commercial uses currently allocated to the southern 
edge of the urbanized area, allowing surrounding neighborhoods to access a 
new commercial and employment node and reducing estimated travel impact on 
the Columbia Road corridor, already the city’s busiest. 
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One of the boards developed by groups working 

on their design concepts.

Pedestrian Access 
Although this site presents potential as a community destination and a transit 
center with enhanced service, the current walking environment around the mall is 
not friendly to pedestrian access. This begins with the mall site itself: expansive 
surface parking lots create a difficult environment for pedestrians traveling to or 
from the mall area. Infrastructure changes or site improvements will be 
necessary to connect sidewalks, sidepaths and outlying transit stations located 
along the arterials to the interior of the site.  These arterial roadways would also 
need traffic calming modifications, crosswalk improvements, signalization 
adjustments to prioritize pedestrians, and streetscape and sidewalk 
enhancements. 

Bicycle Access 
A bicycle sidepath is available along 
Washington Street but east-west 
infrastructure is needed to connect the 
pilot site to the Fitness Trail and the 
Greenway. Lower-volume local streets 
could be designated as Neighborhood 
Slow Streets (shared bicycle-vehicle 
streets). Existing roadway cross sections 
(between curbs) could be repurposed to 
add on-street protected / separated 

bicycle lanes 

Discussion and 
Recommendations 
Redevelopment of the Grand Cities Mall 
presents an opportunity to pilot community-driven development that supports 
principles of livability and long-term sustainability such as pedestrian-, transit- 
and bicycle-friendly design. 

Conversations with city staff and local developers indicate that current 
development patterns and site plans are largely based off of past development 
successes and that development featuring pedestrian-, transit- and bicycle-
friendly design has yet to be implemented in the community. 

However, community members participating in engagement activities for the 
Land Use Plan update have indicated the desire to see development that has 
multi-modal connections and accessibility. 

With the support of a non-traditional developer, Hope Church and Land of Hope, 
LLC, and the support of the community, redevelopment of the Grand Cities Mall 
may be an opportunity to pilot multi-modal design and monitor the success of this 
type of development for future projects  
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Elements of the Vision – What it Could Look Like 
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Background:  The Site As It Exists Today 
The Grand Forks Water Treatment Plant is scheduled to be decommissioned 
following the construction of a new facility located on the west side of town, 
leaving the current location open for redevelopment. Construction of the new 
plant is scheduled to be finished in 2019. 

The current facility, located at the southwest corner of Minnesota Ave and South 
3rd St, pumps water directly from the Red River and Red Lake River, and treats 
and distributes treated water to residents and businesses. The facility has 
undergone several renovations, with additions in 1956, 1968 and 1984. In 2007, 
a condition evaluation report found that the current facility had no expansion 
capacity and recommended the development of a new facility. 

Community Context  
Attributes of the site which make it a good pilot study area include its proximity to 
the river and greenway and the mixed uses of the downtown. The river provides 
a potential opportunity for recreational or river-related economic development. 
Several restaurants and shops are nearby including the new Rhombus Guys 
Brew Pub in the rehabilitated historic Metropolitan Opera House. The site is also 
located near a neighborhood that includes socio-economic population targeted 
by the ladders of opportunity initiative. Existing agencies and organizations such 
as churches, missions, non-profits and government facilities are located in the 
neighborhood and may be candidates for collaboration. 

Transit Service and Access 
Due to its location on the edge of downtown, the site has some of the best transit 
access in the city. It is served directly by Route 11 (connecting downtown Grand 
Forks to the East Grand Forks Senior Center, Northland College, Hugo’s and 
Town Square), and the site is a short distance to the Cities Area Transit transfer 
center on South 4th Street. Within a five-minute walk, this site offers access to 
seven of the CAT system’s routes, including to major destinations such as UND, 
the Altru main campus and Columbia Mall, and is the starting point for scheduled 
operations, meaning that departure timetables are generally reliable. Transit 
access potential for the site should focus on coordination of streetscape and 
pedestrian improvements between the site and the transfer center, with a 
particular focus on wayfinding, lighting, and ensuring a smooth and safe crossing 
at the at-grade railroad crossing on 4th Street. There is potential for small-scale 
route realignments to bring existing service closer to the site. 

Pedestrian and Bicycle Access 
The site’s location between the Greenway Trail system and the Near Southside 
neighborhood provides many pedestrian and bicycle connections to the site. As it 
is adjacent to one of the city’s traditional neighborhoods, with a connected street 
network and established residential population, the overall area is already a 
strong environment for walking and bicycle travel, especially for short trips. 
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Elements of the Vision:  What It Could Look Like  



  

135 Chapter 4:  Livability and Ladders of Opportunity | City of Grand Forks 

 

Background: The Site As It Exists Today 
JR’s Development is a Planned Unit Development (PUD) located on the 
southwest corner of South Columbia Road and 40th Ave South, at the south end 
of Grand Forks.  The site is 316acres, bordered by South Columbia Rd on the 
east and Interstate I-29 to the west.  A concept plan for the site was approved in 
2013, identifying five phases of development.   

Columbia Road’s unique importance as the connection between major retail, 
employment and the university would be emphasized even further by added 
commercial and urban residential land uses at the south end of the corridor. This 
pilot site was chosen to include discussions on the increase in development at 
the south end of the city.  Emphasis on development in the south end is partly a 
result of demand for new lots for residential uses within current city boundaries 
(Blue Ribbon Commission on Housing, 2012). The site was also chosen to 
further conversations on perceptions and implications of several types of 
development patterns: mixed use, housing diversity, and development that 
encourages multi-modal transportation.  

Community Context 
A large portion of the pilot site is zoned as agricultural land which will be updated 
as site plans for each development phase are proposed.  Development already in 
place includes a new elementary school, park area, a stormwater pond, and 
residential units. Plans for constructing a highway interchange at 47th Avenue 
South and I-29 have been discussed but no funding is in place as of yet. Existing 
land uses surrounding the site include residential subdivisions to the northeast 
and east.  Ulland Park, King’s Walk Golf Course, and South Middle School are 
located to southeast of the site. 

Transit Service and Access 
At present, one transit route provides service in the area of the site; since it is not 
yet fully developed, there is no transit service internal to the site. This route, the 
Route 12-13 pair, provides direct access near the site in one direction, and while 
it connects to the Alerus Center and Columbia Mall, connections to other 
destinations such as UND and Altru Hospital require transfers.  

As this site develops and Cities Area Transit and GF-EGF MPO complete their 
forthcoming Transit Development Plan, it will be important to consider how the 
site is made accessible to transit service. Current concepts have planned the 
outer edges of the site for commercial and potentially mixed-use buildings; these 
are generally appropriate land uses for transit service as long as they are 
designed in a way to emphasize street-facing entrances, direct connections to 
transit stops, and connections through to other parts of the site. 
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A view of one of the plans developed at the 

site’s design workshop.

Development activity occurring near the pilot 

site.

Pilot Site #3: The South Columbia Planned-Unit 

Development Site.

Pedestrian and Bicycle Access 
Pedestrian and bicycle access to the site 
is currently limited, and pedestrian 
facilities that have been added to 
adjacent development are not fully 
connected. Main lot-line thoroughfares 
such as 40th Avenue have sidewalks on 
both sides, but connections from 
adjacent residential developments often 
do not exist. One particular example of 
this is the connection from Star Avenue 
to 40th Avenue (northern boundary of the 
pilot site), where there is no direct 
connection to the 40th Avenue right-of-
way (a drainage ditch is currently 
blocking access). As the pilot site 
develops, it will be important to identify 
critical pedestrian connections from 
boundary thoroughfare streets to the 
interior of the site. These may be 
sidewalks along conventional vehicle 
streets, but they may also be separate 
off-street paths. What is critical is that 
the connections be made, and that they 
fully connect to the larger street network. 

Discussion and 
Recommendations 
In the case of the South Columbia PUD 
site, we are examining a site that is 
already undergoing a development 
process. Unlike the other two pilot sites 
of this study, this one does not consist of 
an aging or existing use being 
considered for potential future 
redevelopment. Nor is this an open and 
unfettered location without a 
predetermined plan. The concept for this 

PUD (the entire 300 plus acres) was 
approved in 2013. This does not mean 
that the plan for development of this 
entire site is set. As each section is 
proposed for construction, a more detailed plan is submitted for review and 
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approval is considered for the Detailed Development Plan. It is at this time that 
site features such as pedestrian ways, stormwater management, architectural 
styles and other important elements of the neighborhood are determined. 

The Developer for the South Columbia PUD site (approved as JR’s PUD) 
participated in the Pilot Design Workshop as well as subsequent meetings for the 
2045 Land Use Plan. He has indicted an openness to consider proposed 
concepts for future Detailed Development Plans of the site. The study of this pilot 
site, however, is not just about looking at the potential for the development of this 
particular location. As the City considers the potential for this site, it is important 
to continue reviewing the possibilities of how to strengthen the principles of 
livability, sustainability and quality of life within all currently developing and future 
PUD developments in the City. 

Desire for access to schools and recreational elements in the Site #3 
neighborhood along with a need to find adequate and safe methods for people of 
all ages and abilities to access these locations is one good example of advancing 
livability in response to expressed community needs. Another is the opportunity 
presented with the site’s easy access to major arterial roadways. Access to 
transportation combined with multiple types of housing (planned for the future) 
would greatly forward the concepts of Ladders of Opportunity at this location. 
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Observations and General Recommendations 
The Pilot Sites process presented an opportunity to receive rich guidance from 
participants on a variety of land use planning topics. 

Participants explored and discussed a range of issues to create their conceptual 
development or redevelopment plans for the site. As they were doing this, a 
number of themes repeated across groups and sessions. These themes provide 
guidance for the kinds of policies that the city might wish to consider as it moves 
forward in development and implementation of its land use policies. 

Overall, the Pilot Sites process presents a series of opportunities for Grand 
Forks, but also points to potential modifications to currently-existing 
“conventional” policy approaches that may complicate how future growth and 
development in the city can move it in the direction of livability, improved public 
health, and transportation choice. 

Some potential responses to the themes and opportunities discovered through 
engagement include: 

Mixed-Use Development Patterns 
Every group that participated in the pilot site workshops created conceptual site 
plans that integrated commercial and residential mixed uses at the sites. 

At the Grand Cities Mall, several types of housing, from single-family to multi-
family senior living were proposed. Conceptual site plans developed at the other 
engagement events included multi-story developments with ground floor retail 
and residential space above. The popularity of these types of development at 
visioning events suggests that it may be worthwhile to verify if current policies 
and zoning ordinances are as supportive of these possibilities as residents 
seemed to be. 

Recommendations 
 Review current policies and ordinances to verify ease of implementation of 

mixed-use development 
 Investigate alternative zoning frameworks, like form-based codes, for 

potential applicability 

Multimodal-Oriented Development 
The majority of groups at the workshops expressed concern at the limited 
accessibility of the sites for pedestrians, bicyclists and transit users, noting 
system gaps, difficult of unwelcoming environments for those modes, and unsafe 
or unsafe-feeling crossing infrastructure. 
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What is Complete Streets? 
“Complete Streets” is a design philosophy 
that considers the needs of all present and 
potential users of a community's 
transportation network. 
 
Complete Streets laws and policies ensure 
that a community’s roads and streets are 
routinely designed and operated to provide 
safe space and access for all users, 
including pedestrians, bicyclists, motorists 
and transit riders, and to ensure that they 
work for people of all ages and abilities, 
including older people, children, and people 
with disabilities. 
 
Adopting a Complete Streets design policy 
will help ensure that all street construction 
and street improvement projects in Hopkins 
anticipate and address the needs of 
pedestrians, cyclists and other users. 
 
Over the long run, embedding a Complete 
Streets approach into the City’s normal 
operating procedures may do more for 
pedestrians and cyclists and than any one 
specific plan could. 

Complete Streets provide safe, comfortable, and 
convenient access for all users, regardless of 

mode, age or ability.

Providing transportation choices 
by incorporating infrastructure 
and development patterns that 
are conducive to walking, biking 
and taking transit can create 
more livable communities and 
support the health, mobility and 
economic prosperity of 
community members. 
Participants expressed the 
desire for additional and 
enhanced space for pedestrians, 
bicyclists and transit users at all 
of the pilot sites. 

Development and site plan 
approval processes and land use 
policies for providing walk, bike 
and transit-oriented development 
may need to be modified and 
strengthened to ensure that 
infrastructure is being provided 
where it is most needed and 
desired by community members. 

Recommendations 
 Adopt a “Complete 

Streets” policy covering 
the city or the 
metropolitan region 

 Develop and adopt an 
“Active Living Design” 
checklist as part of the 
site development and 
review process 

Parking and Infill 
Development 
Participants discussed parking 
opportunity at the Grand Cities 
Mall as both an asset and a 
challenge in the post-it and 
visioning activities, noting that 
amount of parking was convenient but was unattractive and difficult for mall 
visitors and multi-modal users to cross. The amount of required parking lots for 
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One potentially productive approach: an Active Living 
Design checklist for site development review. Document 

courtesy of City of Brooklyn Center and Hennepin 
County, Minnesota. 

development projects is often dictated by parking minimums described in each 
city’s land use code. 

As the popularity of multi-modal types of transportation continue to grow and 
cities reevaluate the sometimes adverse impact that an overabundance of 
parking can have on an area, parking minimums may need to be updated and in 
some cases, decreased. 

In many cases, 
decreasing the required 
amount of parking can 
increase the profitability 
of a developer’s site by 
allowing for additional 
revenue-generating uses. 
The City of Grand forks 
currently offers reductions 
to the normally required 
parking for development 
sites that are accessible 
and accommodate multi-
modal transportation to 
and from the site, such as 
providing bike racks or 
transit stops at the site or 
better orienting 
development on the site 
to create an environment 
conducive to arriving by 
foot, bike or bus. In turn, 
this type of development 
can increase transit 
ridership and multi-modal 
share creating additional 
revenue for public transit 
agencies and 
encouraging active, 
healthy transportation for 
community residents.  

Some development sites 
or areas may be well-
suited for shared parking 
systems. Shared parking 
policies and agreements allow businesses and organizations with differing hours 
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share parking lots or spaces, reducing the need for additional parking to be 
developed in popular areas. For example, multi-family housing complexes where 
residents need parking most in the evenings and overnight may be well-suited to 
share parking spaces with daytime businesses. 

Recommendations 
 Investigate application of “parking maximums” to Grand Forks commercial 

areas 
 Develop and adopt a city-wide or region-wide Transportation Demand 

Management (TDM) plan with goals of lowering single-occupant vehicle 
(SOV) travel to sites, thereby reducing parking demand 

 Develop and adopt an “Active Living Design” checklist as part of the site 
development and review process - especially in regard to orientation of 
sites and parking lots to walking and transit access 

Commercial Frontage on Arterial Roadways 
Development form and land use patterns throughout the city are generally 
consistent along arterial roadways, with commercial land uses dominant and 
sites featuring parking in front of building fronts. Where there is logic to this, in 
that commercial uses will have the greatest amount of visibility and access along 
the most-traveled thoroughfares in the community, this also creates an ongoing 
burden on arterials of moving both regional and local commercial traffic. 

The former is their intended role per their City and NDDOT-designated functional 
classification, but the latter also occurs as a consequence of a high degree of 
access demand directly off of these thoroughfares to private properties. This 
creates an inherent conflict of priorities for how these roads are designed and 
used, and this conflict can have safety implications (such as higher-speed 
vehicles mixing with lower-speed vehicles making frequent turns in and out of 
driveways) and reduce the overall functional capacity of the thoroughfare. 

The roadway design ‘compromises’ that have arisen to address these conflicts, 
not just in Grand Forks but throughout the United States, have focused on 
limiting vehicle conflicts, but these in turn have had negative impacts on transit 
and non-motorized travel: signal-protected crossings of arterials are often limited 
by minimum spacing policies, pedestrians and often cyclists must cross 
consolidated driveways in which motorists focus attention on oncoming traffic, 
and transit stops are not located in places convenient to both vehicles and riders. 

Recommendations 
 Investigate current access management practices in the city and region 
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Commercial Frontage on Arterial Roadways: the 
conventional situation, with multiple access points, and 
large parking lots serving each building and separating 
them from the arterial roadway where transit service is 

provided.

One alternative: motor-vehicle access to the site is 
provided by an “alley” lane to the rear of the site, 

consolidating parking, decreasing turning conflicts, 
improving throughput (and safety) on the arterial 

roadway, and improving site orientation and access for 
people walking, biking, and taking transit.

Incorporating Mixed Use in Commercial Areas 
The pilot sites demonstrate how the City may rethink land use policy along 
arterials and begin to allow non-commercial uses, especially higher-intensity 
residential uses. This offers a series of potential benefits. First, it changes the 
pattern of local travel along corridors, especially if larger residential projects are 
developed (either as infill redevelopment or new development) and need 
generally less access directly to the roadway. Second, it increases the corridor’s 
potential for travel 
demand reduction 
through an internal 
capture of trips, 
especially between 
residential and 
commercial uses. In 
addition, it adds a 
different constituency 
to these streets and 
can help to build 
support for safe and 
complete designs that 
emphasize pedestrian 
safety, a critical 
element in these arterial 
streets beginning to 
adopt a more mixed-use 
nature. 
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Planned Unit Development (PUD) Practices 
Several of the challenges and opportunities identified in the pilot site design 
workshop for Pilot Site #3 speak to the goals of achieving the principles of 
livability, sustainability and quality of life as part of development in new or 
outlying areas in the city. 

The concept phase of PUD review and approval in the City of Grand Forks may 
benefit from additional information requirements in the review submittals. Current 
guidance is ambiguous as to what is required, and there are no clear standards 
for PUD development. 

The City has identified the need to integrate all modes of transportation, create 
connected open spaces, provide for a variety of housing costs and types and 
encourage specific commercial types to improve the livability of a neighborhood 
and the City as a whole. Reviewing these elements in more detail at the 
neighborhood, rather than site plan level, will help to integrate them better into 
that neighborhood. The current practice of reviewing these significant features at 
the Detailed Development Plan stage, which may include one property at a time, 
does not allow for a full review of them as part of a system integrated into the 
neighborhood. It is the integration of many of these elements at a neighborhood 
level that increases the livability and quality of life for those who reside and 
spend time working, shopping, and recreating there. 

Along with an earlier and broader review of the elements of the built environment 
that contribute to quality of life, the standards for the inclusion and development 
of these elements should be expanded within the PUD process. This does not 
necessarily mean that there will be more or stricter requirements. Instead, the 
PUD review process should also allow for greater flexibility in the design of the 
neighborhood in order to achieve the goals of the PUD zone. 

These goals are directly related to improved livability and include a coordinated 
mix of land uses, more creative and efficient utilization of land, preservation of 
existing site resources and usable open space. Along with requiring additional 
discussion on these elements earlier in the process, it is suggested that the PUD 
process provide for greater incentive to the developer to create neighborhoods 
that include these elements. 

One basic tenet of PUD development is to allow for greater creativity and 
flexibility in environmental design than is provided under the strict application of 
the zoning and subdivision ordinances. Under the current process of detail 
review at the site plan level, there is a difficulty in truly achieving this creativity 
and flexibility and instead the approvals are often more similar to what happens 
during conventional development review. 
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Recommendations 
 Investigate current process for Planned Unit Development (PUD) 

applications 
 Develop a standard PUD process that responds to goals and objectives in 

the 2045 Land Use Plan Update 
 Develop and adopt an “Active Living Design” checklist as part of the site 

development and review process 
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Chapter 5:  Implementation  

Introduction 
The following implementation matrix provides a plan of action including concise 
strategies that the City and its community partners will use to move the City 
toward achieving the goals and objectives established in this plan.  The actions 
included in the matrix are based on the goals, objectives and strategic actions 
included in the Goals and Objectives section of the plan. Many of the strategies 
are ongoing, some are dependent on others, and yet others are things that the 
City can start working on immediately. 

Actions were also developed during an analysis of other City and MPO 
documents during the planning process.  The existing City land development 
code was reviewed for conflicts with the goals and objectives and changes that 
need to be made to bring it into step with the goals.   

Matrix 
The implementation matrix provides specific action items and timelines based on 
goals and objectives already established for the Land Use Plan.  They are 
organized by category based on the goal they fall under.  Timeframes are 
organized into four classifications:   

 Ongoing (an action that occurs as needed or on a continual basis) 
 Immediate (within the scope of the current project, to be completed in 

2016) 
 Short-term (starting now, completed within the next two years) 
 Long-term (starting now or later, completed more than two years from 

now). 
 

Actions marked with an asterisk (*) relate specifically to the Ladders of 
Opportunity Initiative. 

The numbering of actions corresponds to the number shown in Chapter 1:  Goals 
and Objectives. 
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Category 

 

Action When 

Growth 
Management 

In
ce

nt
iv

es
 fo

r 
re

de
ve

lo
pm

en
t 1.1.1.1. Plan for annexation of new development in 

Tier 1 in conjunction with rezoning and/or 
subdivision plat approval. 

Ongoing 

Growth 
Management 

U
til

iz
e 

th
e 

gr
ow

th
 m

an
ag

em
en

t 
ar

ea
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te

m
 to

 c
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e 
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 d
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op
m

en
t 

of
 th

e 
re
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on

 

1.2.2.1. Enforce City regulations, including zoning, 
platting, building permits, and code enforcement 
throughout the two-mile area. 

Ongoing 

Growth 
Management 

1.2.2.2. Build an ongoing educational program to 
notify property owners within the Growth 
Management Area that they are within the City’s 
zoning and regulatory jurisdiction. 

Short Term 

Growth 
Management 

1.2.2.3. Convene a transition meeting as required by 
the North Dakota Century Code when expanding the 
Growth Management Area to ensure that 
appropriate communication occurs between City and 
other local government units on jurisdictional change 
and to guard the health, safety and welfare of 
affected residents. 

Ongoing 

Growth 
Management 

1.2.2.4. Collaborate and work with adjacent 
governmental bodies. 

Ongoing 

Growth 
Management 

1.2.3.1. Support active farming operations by limiting 
residential development to one unit per 40 acres in 
Growth Tier 3. 

Ongoing 
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Category 

 

Action When 

Growth 
Management 

U
til
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e 
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e 
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1.2.3.2. In Growth Tier 3, Land uses should be 
primarily agricultural, associated residential, and 
uses related to agricultural uses, except to 
accommodate city infrastructure. Expansion or 
change of existing uses should be considered by the 
Planning Department staff and Planning 
Commission on a case-by-case basis, to determine 
whether changes would have an adverse effect on 
the other goals and objectives of this plan. 

Ongoing 

Growth 
Management 

1.2.3.3. Work with the county and other local 
government units to ensure the preservation of 
active agriculture, prevent scattered urban 
development on the city/county jurisdiction 
boundary. Work to also prevent land uses that may 
encourage the accumulation of unaesthetic and 
unsightly materials that may negatively affect 
surrounding property owners. 

Ongoing 

Growth 
Management 

1.2.3.4. Use the mapped airport influence zones and 
land use guidelines as identified in the Airport 
Master Plan to ensure that land use decisions within 
the area are compatible with airport growth and 
meet safety requirements within reason. 

Immediate 

Growth 
Management 

 

1.2.3.5. Use the transportation principles established 
in this document to plan for uses and preserve 
adequate right-of-way for the defined transportation 
corridors. 

Ongoing 

Growth 
Management 

1.2.3.6. Access spacing along major arterials shall 
depend on the type of roadway as identified in the 
transportation corridor standards on the Access 
Control Map. 

Ongoing 
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Growth 
Management 
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1.2.3.7.  No parks and recreation needs are 
identified in Tier 3 within the planning period of this 
document; however land for a park should be 
dedicated if a plat occurs. 

Ongoing 

Growth 
Management 

1.2.3.8.  No urban utilities and services are expected 
to be extended to this area within the planning 
period of this document. 

Ongoing 

Growth 
Management 

1.2.3.9.  In Growth Tier 3, Sanitary sewer service 
shall be provided through individual sewage 
treatment systems. 

Ongoing 

Growth 
Management 

1.2.3.10. In Growth Tier 3, Water service will 
continue to be provided by rural water systems built 
and sized to city standards. 

Ongoing 

Growth 
Management 

1.2.3.11. Drainage and water quality requirements 
shall be in compliance with all permits in force at the 
time of development 

Ongoing 

Growth 
Management 

1.2.3.12. No City funds are anticipated for 
infrastructure in Tier 3. Residents will likely 
contribute to maintenance of rural-level roads that 
will continue to be maintained by the township. 

Ongoing 

Growth 
Management 

1.2.3.13. No development agreements are 
anticipated in Tier 3 because City infrastructure is 
not needed to serve low density development. 

Ongoing 
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Growth 
Management 
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1.4.1.1. Evaluate land use decisions to ensure that 
the City will have adequate residential, commercial 
and industrial land available for growth. 

Immediate, 
Ongoing 

Growth 
Management 

1.4.1.2. Conduct an annual evaluation of building 
permits, platting and land development activity to 
ensure that there is an adequate supply of platted 
lots available to meet anticipated residential building 
needs. 

Long Term 

Growth 
Management 

1.4.1.3. Use annual evaluations to determine 
whether the tier boundaries should be adjusted to 
allow additional land for residential, commercial or 
industrial development. 

Long Term 

Growth 
Management 

1.4.1.4. Monitor streets and traffic levels to determine 
changes needed in light of development demands 

Long Term 

Growth 
Management 
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1.5.1.1. Use zoning to encourage development at 
urban densities at a minimum of 3-4 single family 
units per acre in Tier 1; higher densities are also 
appropriate for other residential types. 

Immediate 

Growth 
Management 

1.5.1.2. Require new development In Tier 1 to 
ensure adequate right-of-way along major arterials 
according to the transportation corridor principles 
established in this plan. 

Ongoing 

Growth 
Management 

1.5.1.3.  In Tier 1, Access spacing on major arterials 
shall depend on the type of roadway as identified on 
the Access Control Map. 

Ongoing 
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Growth 
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G
ro

w
th

 w
ill

 b
e 

di
re

ct
ed

 to
w

ar
d 

ar
ea

s 
w

he
re

 
fu

ll 
pu

bl
ic

 s
er

vi
ce

s 
m

ay
 b

e 
pr

ov
id

ed
 c

os
t 

ef
fe

ct
iv

el
y 

1.5.1.4.  Work with the Park District to ensure that 
there is adequate park, recreation, open space and 
trail land to serve development in Tier 1. 

Immediate 

Growth 
Management 

1.5.1.5.  Work with the Park District to identify 
potential park sites and trails that should be 
integrated into new development in the Tier 1 area. 

Immediate, 
Ongoing 

Growth 
Management 

1.5.1.6. Continue to evaluate a percent land 
dedication or an impact fee in lieu of land with new 
development, in order to meet the City’s park and 
recreation needs as well as stormwater 
management needs. 

Short Term 

Growth 
Management 
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1.5.1.7.  In Tier 1, Require new development to 
connect to City infrastructure, including sanitary 
sewer and water systems. 

Ongoing 

Growth 
Management 

1.5.1.8.  In Tier 1, Require development to follow the 
City’s Stormwater Master Plan. 

Ongoing 

Growth 
Management 

1.5.1.9.  Use the Six-Year Capital Improvements 
Program (CIP) to program extensions of general 
obligation infrastructure for service to the Tier 1 
area. 

Ongoing 

Growth 
Management 

1.5.1.10. Require up-front developer financing of 
infrastructure if required in advance of authorization 
to connect to city utilities. 

Ongoing 

Growth 
Management 

1.5.1.11. Utilize special assessments as necessary 
to fund infrastructure and services internal to a new 
development. 

Ongoing 
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Action When 

Growth 
Management 

1.5.1.12. Encourage new structures to be 
constructed in areas which are protected by the 
flood protection system or not likely to be negatively 
affected by flooding. 

Ongoing 

Growth 
Management 

G
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 b
e 

di
re

ct
ed

 to
w

ar
d 

ar
ea

s 
w

he
re

 f
ul

l p
ub

lic
 s

er
vi

ce
s 

m
ay

 b
e 

pr
ov

id
ed

 c
os

t 
ef

fe
ct

iv
el

y 

1.5.2.1.  Encourage the application for and 
participation in the numerous federal and state grant 
programs available for the construction of quality 
public utilities. 

Ongoing 

Growth 
Management 

1.5.2.2. Maintain and use the Six-Year Capital 
Improvements Program to effectively plan, program 
and finance infrastructure improvements, and to 
ensure that maintenance and redevelopment needs 
are balanced with extension of services to new 
areas. 

Ongoing 

Growth 
Management 

1.5.2.3. In addition to the Six-Year Capital 
Improvement Program (CIP), use the tier boundaries 
to determine whether utility and infrastructure 
extensions should be financed by the City or by 
affected property owners. 

Ongoing 

Growth 
Management 

1.5.3.1.  Urban Reserve development is discouraged 
until a future time when Tier 1 land and infill 
opportunities are nearing exhaustion and 
infrastructure is available making the land ready to 
be converted to Tier 1. 

Ongoing 

Growth 
Management 

1.5.3.2. In Tier 2, Land uses should be primarily 
existing residential and agricultural, except to 
accommodate pre-existing uses and large city 
infrastructure. 

Immediate 
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Growth 
Management 
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1.5.3.3.  Identify locations for commercial and 
industrial uses to prevent incompatible development 
in those areas; however, these uses require city 
infrastructure and should not be prematurely 
developed in the urban reserve. 

Immediate 

Growth 
Management 

1.5.3.5.  Use the transportation principles 
established in this document to plan for uses and 
preserve adequate right-of-way for the defined 
transportation corridors. 

Ongoing 

Growth 
Management 

1.5.3.6.  Ensure all new roadways meet, or are easily 
converted to City standards. 

Ongoing 

Growth 
Management 

1.5.3.7.  Rural subdivisions shall include internal 
and/or local roads rather than individual accesses to 
the roadway. 

Ongoing 

Growth 
Management 

1.5.3.8.  Access spacing on major arterials shall 
depend on the type of roadway as identified in 
Access Control Map. 

Ongoing 

Growth 
Management 
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1.5.3.9.  Continue to require a percent land 
dedication or an impact fee in lieu of land with new 
development, in order to meet the City’s park and 
recreation needs. Work with the Park District to 
determine what contribution would be most 
appropriate in the Tier 2 area. 

Short Term 

Growth 
Management 

1.5.3.10. Potable water may be provided by a rural 
water district, or by the city if development is within 
½-mile of city services. Package sewage treatment 
systems will be required if feasible, otherwise the 
development must connect to the city system. 

Ongoing 
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Growth 
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1.5.3.11. Developments will be required to treat 
storm water on site or to connect to an existing 
drainage system. Further drainage requirements will 
be established by the City in its Storm Water Master 
Plan and be in compliance with all water quality and 
quantity permits in force at the time of development. 

Ongoing 

Growth 
Management 

1.5.3.12. All infrastructure costs will be paid by the 
landowner/ developer of the subdivision or parcel. 

Ongoing 

Growth 
Management 

1.5.3.13. Finalize new development infrastructure 
and funding requirements in a development 
agreement between the City and the developer for 
acceptance by the City Council at the time of final 
plat approval. 

Ongoing 

Growth 
Management 
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1.6.1.1. Establish a systematic annexation program 
that accompanies the extension of infrastructure and 
provision of municipal services to new development 
or existing development and include annexation of 
dedicated or statutory right-of-way with an additional 
140-foot-wide strip on both sides of the dedicated 
ROW or 157-foot-wide strip for statutory ROW. Use 
the mediation process and/or administrative 
hearings, as provided by the North Dakota Century 
Code, to resolve disagreements regarding 
annexation.  This program should also include the 
annexation of non-City “islands” within generally 
annexed areas. 

Long Term 

Growth 
Management 

1.6.1.2.  Incorporate annexation programming into 
the approval of development agreements. 

Ongoing 
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Category 

 

Action When 

Growth 
Management  

1.6.1.3.  Utilize the North Dakota Century Code 
guidelines when determining the feasibility of 
annexation for an area. 

Ongoing 

Growth 
Management 

E
ff
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nt
 

re
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pr
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es
s 1.7.1.1.  Finalize new development infrastructure 

funding requirements in a development agreement 
between the City and the developer for acceptance 
by the City Council at the time of final plat approval. 

Ongoing 

Residential 
Development 

In
cr

ea
se

 h
ou

si
ng

 o
pp

or
tu

ni
ty

 in
 a

ll 
ne

ig
hb

or
ho

od
s 

2.1.2.1. Use development and redevelopment 
opportunities to reduce the number of 
nonconforming and incompatible uses within 
residential districts. 

Ongoing 

Residential 
Development 

2.1.3.1. Continue existing programs and add 
programs that will support the replacement or 
rehabilitation of sub-standard housing stock in 
Grand Forks. 

Ongoing 

Residential 
Development 

2.1.3.2. Develop programs and secure funding that 
support adaptive and innovative reuse/renovation of 
deteriorating property and dilapidated buildings. 

Short Term 

Residential 
Development 

2.1.3.3. Promote stronger property maintenance 
within the city via programs such as a City 
sponsored Homeowners’ Night (one-stop shop for 
home improvement tips and resources, permit 
applications, and zoning/ inspections questions and 
answers). 

Short Term 

Residential 
Development  

2.1.4.1. Consider developing zoning regulations 
which advocate the inclusion of affordable housing 
in residential developments. 

Immediate 
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Residential 
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2.1.4.2. Promote the concept of community land 
trusts throughout the city. 

Ongoing 

Residential 
Development 

2.1.5.1.  Work with the Grand Forks Housing 
Authority and various non-profit entities to construct 
safe, attractive housing for the elderly, persons with 
disabilities and other special needs. 

Long Term 

Residential 
Development 

2.1.7.1.  The city should approve residential areas 
only if they have a well-planned street system, 
nearby recreational areas and are within a 
reasonable distance of a commercial area. 

Ongoing 

Mixed Use 
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3.1.1.1 Examine the use of Conditional Use Permits 
as a means of encouraging horizontal mixed use 
within established neighborhoods. 

Short Term 

Mixed Use 3.1.1.2 Create design standards for small-scale 
commercial uses that may be integrated with single 
or multi-family residential areas. 

Short Term 

Mixed Use 3.1.1.3 Revise the PUD provisions in the zoning 
ordinance to create a stronger framework for seeing 
all phases of mixed use projects developed. 

Immediate 

Mixed Use 3.1.2.1 Explore the establishment of a Traditional 
Neighborhood zoning district that would allow a 
mixture of residential types and small commercial 
uses by-right 

Long Term 
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Action When 

Mixed Use 3.1.2.2 Explore modifications to existing zoning 
districts that would allow by-right conversation of 
existing residential structures to office or 
neighborhood commercial uses 

Short Term 

Mixed Use 
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3.2.1.1 Encourage development of areas designed 
with a centrally located neighborhood center 
consisting of neighborhood shopping space, office 
and work space, an educational facility, and 
recreational uses in an integrated multi-functional 
approach 

 

 3.2.1.2 Encourage mixed-use development along 
high traffic corridors to provide a variety of land use 
opportunities and prevent over-reliance on strip 
commercial uses in these areas 

 

 3.2.1.3 Incorporate transit-oriented design into 
mixed-use developments at key nodes and ensure 
provision of sufficient amenities for pedestrians and 
bicyclists (for example, bike racks, lighting, 
sidewalks) 

 

 3.2.1.4 Use design guidelines to provide appropriate 
transitions between different types of land uses in 
order to avoid adverse impacts on adjoining 
properties 

 

 3.2.3.1 Consider the establishment of a mixed-use 
district to incorporate areas around the downtown 
core 
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 3.2.3.2 Use the recommended new zoning districts, 
including mixed use and neighborhood commercial, 
to create lively development that is walkable and 
promotes activity in neighborhoods 

 

Commercial 
Development 
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3.1.1.1.  Focus commercial development efforts on 
commercial nodes to prevent the proliferation of strip 
commercial areas along streets and highways and 
the development of commercial areas that do not 
relate well to surrounding land uses. 

Immediate 

Commercial 
Development 

3.1.1.2. Locate commercial uses within 
commercially-zoned areas where urban services are 
available. No commercial uses shall be approved 
without resolution of all traffic, infrastructure, storm 
water management, and compatibility issues. 

Ongoing 

Commercial 
Development 

3.1.1.3.  Continue to evaluate the zoning code to 
establish better differentiation of the commercial 
districts into Neighborhood Commercial, Community 
Commercial, and Highway Commercial. 

Short Term 

Commercial 
Development 

3.1.1.4.  Monitor and maintain the zoning code to 
establish Transportation Corridor overlays where 
standards will be used to guide decision making on 
development along these major roadways. 

Ongoing 

Commercial 
Development 

3.1.5.1. Promote the viability of the Central Business 
District (CBD)—with an emphasis on commercial 
services, facilities, and employment opportunities 
which enhance the downtown environment—through 
the updating of the various plans for the downtown. 

Long Term 
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Commercial 
Development 
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3.1.5.2. Foster and encourage a coordinated and 
cooperative approach between the City and East 
Grand Forks to further enhance and strengthen the 
development and/or redevelopment of the 
downtown. 

Long Term 

Commercial 
Development 

3.1.5.3. Use available resources to retain housing 
units that will keep people and services to the 
downtown. 

Long Term 

Commercial 
Development 

3.1.5.4. Continue to implement the Downtown 
Design Review Board design criteria, with periodic 
review to ensure guidelines are kept up-to-date. 

Ongoing 

Commercial 
Development 

3.1.5.5. Continue to develop, manage and market 
events downtown to increase the cultural, 
recreational and economic vitality of downtown. 

Ongoing 

Commercial 
Development 

3.1.5.6. Encourage the growth of the Renaissance 
Zone to ensure continued investment and 
reinvestment of downtown properties. 

Ongoing 

Commercial 
Development 

3.1.5.7. Continue and strengthen the integration of 
the Greenway and the downtown. 

Ongoing 

Industrial 
Development 
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4.1.1.1. Locate industrial uses in available industrial 
areas inside the City limits and in Tier 1 as identified 
on the Future Land Use Map. These areas are the 
only locations where City infrastructure, including 
transportation lines, water service, storm and 
sanitary sewers and public safety services can 
appropriately serve industrial-level service and 
safety requirements. 

Immediate 
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Action When 

Industrial 
Development 

4.1.1.2. Encourage the redevelopment of 
underutilized and “brown field” industrial sites inside 
the city limits. Such areas are already served with 
city services and infrastructure and can contribute to 
the City’s tax base. 

Immediate, 
Ongoing 

Industrial 
Development 

4.1.1.3. Improve the design and efficiency of 
industrial development by encouraging platting of 
industrial parks that include multiple lots/acreages, 
rather than approving individual sites on a 
piecemeal basis. 

Immediate 

Industrial 
Development 

4.1.1.4. Reevaluate the I-1 and I-2 zoning districts to 
determine whether these zones should be reduced 
in scope and additional zones created, or whether 
additional design guidelines or other overlays should 
be used to provide better guidance in industrial 
construction and development. 

Immediate 

Industrial 
Development  

4.2.1.1. Work with the University of North Dakota to 
designate an area of the community to ensure a 
high quality and attractive setting for technology 
companies. 

Long Term 

Industrial 
Development 
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4.2.1.2. Work with the University of North Dakota to 
attract and grow technology-related ventures and to 
facilitate strategic relationships between technology-
based companies and the University of North 
Dakota. 

Long Term 

Industrial 
Development 

4.2.1.3. Assist the University of North Dakota in 
identifying additional areas of the community to 
which the Tech Park concept (a campus-like setting 
for the commercialization of research innovations via 
the state’s Center of Excellence Program and Red 
River Valley Research Corridor) can be extended. 

Long Term 
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Urban Design 
and Land Use 
Planning 
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5.1.1.1. Review the landscaping guidelines in the 
code to develop a more clear direction that can be 
more easily implemented than the current system. 

Immediate 

Urban Design 
and Land Use 
Planning 

5.1.1.2. Require that landscaping is included with all 
site plans, and ensure that the plans are carried out 
as approved. 

Immediate 

Urban Design 
and Land Use 
Planning 
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5.1.1.3. Through the development review process, 
the City shall encourage the creation of 
interconnected street patterns so that one 
subdivision will connect to another. 

Ongoing 

Urban Design 
and Land Use 
Planning 

5.1.1.4. Through the development review process, 
the City shall encourage a network of sidewalks and 
bicycle paths that provide interior circulation, as well 
as connections to nearby schools, stores, or other 
activity centers. 

Ongoing 

Urban Design 
and Land Use 
Planning 
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5.3.1.1. Assist the Urban Development Department 
in guiding infill development in existing 
neighborhoods to ensure that new and renovated 
buildings respect the established characteristics of 
the surrounding neighborhood in terms of scale, 
massing, materials, and orientation to the street. 

Ongoing 

Urban Design 
and Land Use 
Planning 

5.3.1.2. Use the Downtown Design Guidelines as a 
basis for developing more specific guidelines for infill 
design and for areas with specific architectural 
requirements. 

Short Term 

Urban Design 
and Land Use 
Planning 

5.3.3.1. Establish a comprehensive historic 
preservation program which establishes design 
review for any changes or alterations to properties in 
locally designated historic districts. 

Long Term 



  

161 Chapter 5:  Implementation | City of Grand Forks 

 

Category 

 

Action When 

Urban Design 
and Land Use 
Planning 

T
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5.4.2.1. Establish special entry or gateway features 
at key entrances to the city to create a sense of 
arrival and identity. Such features have been 
installed in Downtown and are planned for Gateway 
Drive, and a similar approach should be used to 
develop a consistent theme for other primary 
entrances. 

Long Term 

Urban Design 
and Land Use 
Planning 

5.4.3.1. Ensure that property owners are aware of 
maintenance responsibilities in commercial areas, 
including responsibility for buffer strips and rights-of-
way. 

Ongoing 

Urban Design 
and Land Use 
Planning 

5.4.3.2. Explore means of reducing the number of 
billboard signs within City limits, including buyouts or 
other arrangements. 

Short Term 

Parks and 
Open Space 

 

6.1.1.1. Coordinate with the Park District to 
cooperatively identify sites needed for active and 
passive recreation as new areas develop. 

Ongoing 

Parks and 
Open Space 

6.1.1.2. Include provisions in the subdivision 
regulations to allow development of private parks in 
developments and to require that they are 
maintained by neighborhood/ homeowners 
associations. 

Short Term 

Parks and 
Open Space 

sp
ac

e 
sy

st
e

m
 

th
at

 w
ill

 
pr

ov
id

e 
a 

va
rie

ty
 o

f 
re

cr
ea

tio
na

l 
op

po
rt

un
iti

es
 

f
ll

iti

6.1.2.1. Coordinate planning with the Park District to 
ensure development of core parks in proximity to 
residential areas and in areas with high recreation 
potential (for example, elementary schools). 

Ongoing 
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Category 

 

Action When 

Parks and 
Open Space 

6.1.2.2. Coordinate planning with the Park District to 
identify areas not adequately served by existing 
recreational facilities and to ensure that facilities are 
programmed. 

Ongoing 

Parks and 
Open Space 

6.1.2.3. Provide public recreation programs that meet 
community desires and periodically review and 
evaluate programs to meet changing needs and 
interests. 

Ongoing 

Parks and 
Open Space 

6.1.3.1. Encourage the Park District to consider 
storm water management areas as contributing to 
the eight percent park dedication requirement when 
these areas are accessible, safe and made 
appropriate for park or recreational purposes. 

Ongoing 

Parks and 
Open Space 

 

6.2.1.1. Create an impact fee system as part of the 
development review process to ensure that all 
developments contribute to the park system as 
required. 

Short Term 

Parks and 
Open Space 

6.2.1.2. Amend the zoning code to require the 
provision of parks and trails as part of developments 
within the Tier I and Tier II areas. 

Short Term 

Parks and 
Open Space 
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6.2.1.3. Conduct a city-wide inventory of potential 
open space and prioritize for preservation of those 
areas adjacent to high-quality amenities for 
recreational use, including but not limited to areas 
with topographic variation, waterways, natural 
prairie, or woodlands. 

Long Term 

Parks and 
Open Space 

6.2.2.1. Amend the zoning code to prohibit the 
conversion of park and open space to other uses. 

Short Term 
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Category 

 

Action When 

Parks and 
Open Space 

6.2.2.2. Encourage the Park District to accept and 
maintain stormwater retention features and coulees 
accepted as park, open spaces and/or conservation 
areas that have been deeded and dedicated to it. 

Ongoing 

Parks and 
Open Space 

P
ro

m
ot

e 
co

op
er

at
io

n 
am

o
ng

 g
ov

er
nm

e
nt

al
 e

nt
iti

es
 in

 
th

e 
de

ve
lo

p
m

en
t o

f p
ar

ks
, o

pe
n 

sp
ac

e 

6.3.1.1. Coordinate with the School District to 
encourage the availability of schools’ recreational 
facilities to neighborhood residents when 
appropriate. 

Ongoing 

Parks and 
Open Space 

6.3.1.2. Include representatives from the Park District 
and School District in the Planning Department’s 
development review process to ensure that park and 
recreational planning is incorporated into the 
process. 

Ongoing 

Parks and 
Open Space 

6.3.4.1. The Planning Department and Grand Forks 
Park District should evaluate whether adequate 
progress is being made toward park and greenway 
plans. At a minimum, such evaluation should occur 
every five years. 

Long Term 

Transportation  7.1.1.1. Monitor locations of congestion. Ongoing 

Transportation 
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s 7.1.1.2. Discourage expansion of the street and 
highway system that would promote noncontiguous 
development. 

Immediate, 
Ongoing 

Transportation 7.1.3.1. Route external-to-external truck traffic to use 
higher level facilities (principal and minor arterials) 
as opposed to local streets. 

Ongoing 
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Category 

 

Action When 

Transportation 7.1.5.1. New multi-family residential and mixed use 
development will be within one quarter-mile of 
existing or planned Cities Area Transit routes. 

Immediate, 
Ongoing 

Transportation 
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7.1.5.2. Monitor land development patterns and 
identify compact development which may be 
supported by transit. 

Ongoing 

Transportation 7.3.1.1. Place bicycle facilities at major destination 
points. 

Ongoing 

Transportation 
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7.5.2.1. Assign correct facility type according to use 
and location 

Ongoing 

Transportation 7.5.4.1. Continue corridor preservation and right-of-
way acquisition procedures where appropriate to 
anticipate future growth trends. 

Ongoing 

Transportation 
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7.6.1.1. Incorporate transit planning practices and 
design standards as appropriate into the 
development review process. 

Short Term 
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Category 

 

Action When 

Natural 
Resources 

La
nd

 u
se

 a
nd

 d
ev

el
op

m
en

t 
pr

ac
tic

es
 w

ill
 p

re
se

rv
e 

na
tu

ra
l r

es
ou

rc
es

 
an

d 
pr

ot
ec

t t
he

 b
al

an
ce

 b
et

w
ee

n 
hu

m
an

s 
an

d 
th

e 
en

vi
ro

nm
en

t 8.1.3.1. Conduct workshops for developers and City 
staff regarding “best environmental practices” for 
planning, engineering, design and construction. 

Short Term, 
Ongoing 

Natural 
Resources 

8.1.3.2. Conduct and utilize an area-wide soil survey 
so that development may be focused in areas with 
suitable soils. 

Long Term 

Natural 
Resources 

8.1.3.3. Investigate and pursue federal funding for 
enhancing the riverfront by removing weeds, scrub 
trees, and debris so that it can be utilized consistent 
with the vision put forth by the Greenway Plan. 

Short Term 

Natural 
Resources 

8.1.5.1. Conduct a spatial analysis of environmental 
characteristics to inventory environmentally sensitive 
rural landscapes that would benefit from 
preservation. 

Long Term 

Natural 
Resources 
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8.2.2.1. Through the development review process, 
encourage landscaping that is energy conserving 
(e.g., drought-tolerant species, native plants). 

Short Term 

Natural 
Resources 

8.2.2.2. Use the development review process to 
encourage site-orientated buildings which maximize 
energy efficiency. 

Short Term 
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Category 

 

Action When 

Natural 
Resources 
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8.2.2.3. Consider developments’ energy use impacts 
in the development review process. Encourage use 
of alternative energy sources such as wind or solar 
power. 

Ongoing 

Natural 
Resources 

8.3.1.1. Enforce the city-wide stormwater master 
plan. 

Ongoing 

Natural 
Resources 

8.3.2.1. Require the incorporation of natural drainage 
patterns in developments. Alterations that would 
inhibit the role of drainage ways in the hydraulic 
system shall not be permitted. 

Ongoing 

Natural 
Resources 

8.3.2.2. Inspect all new wastewater treatment 
systems. 

Ongoing 

Natural 
Resources 

8.3.2.3. Identify alternative wastewater treatment 
systems instead of ISTS. 

Short Term 

Natural 
Resources 

8.3.2.4. Developments will be permitted only when 
there is assurance of compliance with wetland 
regulatory programs such as Army Corp of 
Engineers section 404 and the Wetland 
Conservation Act. 

Ongoing 

Natural 
Resources 

8.3.2.5. Regulate storm water management systems 
and enforce erosion control practices to protect 
groundwater from contamination. 

Ongoing 
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Category 

 

Action When 

Natural 
Resources 
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 8.4.1.1. Continue to fund stormwater management 

options in future developments. 
Ongoing 

Natural 
Resources 

8.4.1.2. Require an external and internal drainage 
plan of any new construction and where changes 
are proposed to the existing drainage system, and 
require dedication of land or create an impact fee 
system for providing stormwater facilities as part of 
the city-wide system. For residential development, 
work with the Park District and the parkland 
dedication requirement to use these two dedication 
requirements together. 

Ongoing 

Natural 
Resources 

8.4.3.1. Restrict the development of wetlands, 
floodplains, natural conveyance systems, and other 
natural features that perform environmental 
functions. 

Ongoing 

Sustainable 
Development 

F
oc

us
 o

n 
re

in
ve

st
in

g 
in

 th
e 

co
m

m
un

ity
 

th
ro

ug
h 

lo
ca

l, 
st

at
e 

an
d 

fe
de

ra
l p

ol
ic

ie
s,

 
fu

nd
in

g 
an

d 
jo

b 
cr

ea
tio

n 

9.5.1.1. Continue the support the Grand Forks Green 
3 Initiative and North Dakota State Energy Task 
Force on Energy Efficiency to focus on reinvesting in 
the community through local, state and federal 
policies and funding. 

Ongoing 

Planning 
Process 
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ic 10.1.1.1. Consider developing a brochure or guide 

that will help educate the public about the planning 
process and how they may participate. 

Short Term 
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Category 

 

Action When 

Planning 
Process 

10.1.1.2. Encourage developers to hold 
neighborhood meetings prior to submitting proposals 
in order to build community support in the 
development review process. 

Ongoing 

Planning 
Process 

10.1.2.1. Maintain a web page containing 
information on plans being reviewed or projects 
under construction. 

Long Term 

Planning 
Process 

10.1.3.1. Make simplified forms available to the 
public. 

Long Term 

Planning 
Process 

10.1.3.2. Broadcast Planning Commission meetings 
on the local public access television station to 
provide an additional method for citizens to learn 
about the planning process, and to encourage them 
to participate in a meeting. 

Short Term 

Planning 
Process 
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10.2.1.1. At a minimum of five year intervals, the 
Planning Department shall convene a workshop for 
appropriate City, Park District and Metropolitan 
Planning Organization staff, as well as members of 
the Planning and Zoning Commission and City 
Council to review, propose and carry out 
amendments to the Land Use Plan so that it reflects 
current development policies and practices. 

Long Term, 
Ongoing 

Planning 
Process 

10.2.2.1. Establish an annual workshop at which the 
Planning Department and Planning and Zoning 
Commission review the Land Development Code 
and identify needed updates. 

Ongoing 
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Category 

 

Action When 
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10.3.1.1. Under the leadership of the City’s Planning 
Commission, coordinate and encourage 
participation in planning activities among all 
governmental entities to develop cooperative efforts 
for guiding urban growth. 

Ongoing 

Planning 
Process 

10.3.1.2. The Planning Department and Planning 
Commission should take leadership in encouraging 
governmental entities to identify appropriate or 
needed locations for public facilities such as 
schools, parks, landfills, etc. for the next 30 years, 
so that this information can be available to inform 
other planning decisions. 

Long Term 

Planning 
Process 

10.3.1.3. The Planning Department should work with 
other governmental entities to establish a process 
whereby these entities can coordinate acquisition of 
land for public facilities such as schools, parks, 
housing initiatives, or other public needs. This 
system could be incorporated into the CIP for City 
facilities, but should be coordinated with school 
district facility planning as well, to ensure the most 
efficient use of tax dollars by both the City and 
School District. 

Long Term 
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Corridor Overlay Districts 
One specific area of focus for the City is revising the Corridor Overlay Districts to 
better reflect the varied conditions in the major transportation corridors.  The 
districts were recognized as an area in need of a second look at the outset of the 
planning process. 

Review of Existing Issues 
The eleven road segments where the current corridor overlay district applies are 
all major transportation routes into and through the community.  All are expected 
to continue to carry significant volumes of traffic into the future and as such, all 
will be highly visible to the traveling public.  The purpose of the Overlay District 
as it currently written is to ensure high aesthetic quality of development along 
these important transportation corridors.  Citing these factors, it would seem the 
corridor requirements are aimed at least partially at improving the visual impact 
of those traveling along the routes.   
 
Many of the standards in the overlay, in particular those regarding building 
design, are aimed at creating a human scale environment.  It is important to 
understand that the impact of these standards upon those traveling the routes is 
going to vary greatly depending on the mode of transportation as well as the 
nature of the different corridor in which they are traveling.  While the primary 
mode of travel is automobile, many of the corridors also have sidewalks and/or 
trails and bus routes along them.  Advertisers and road authorities have long 
understood the need to scale signs appropriately to communicate to those 
traveling at higher speeds.  Larger scale and bolder design is required for there 
to be an impact on those traveling by vehicle for corridors where higher speeds 
occur.  In order for these higher aesthetics as expressed in the overlay to have 
an impact on those using the corridor, the methods utilized will need to be 
directly tied to the nature of the corridor.  The speeds and right of way widths as 
well as the siting of adjacent structures all play a large role in the extent of the 
impact on those traveling within the corridor.   

As identified by City staff early in the planning process, one of the major issues 
with the current corridor overlay standards is a “one-size fits all” approach.  The 
eleven corridor segments exhibit a wide range of characteristics including types 
of adjacent land use and development patterns and differing road design.  As 
major thoroughfares in the City, capacity, connectivity and safety considerations 
must all be considered in combination with meeting the objectives for desired 
urban character of each segment.  Right of way widths vary among the corridors 
but in general are quite wide.  Portions of far South Columbia and County Road 
#5 are as narrow as approximately 60-65 feet in some areas and South 
Washington is approximately 80 feet, but places where development already 
exists or where growth is currently occurring are typically much wider.  Many of 
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the corridors are over 100 feet wide.  Gateway Drive and I-29 are the widest at 
over 400 feet in locations.    

In their study of what makes walkable communities, the Institute of 
Transportation of Engineers (ITE) determined a set of recommended practices 
utilizing Context Sensitive Solutions (CSS)7.  Some of the design standards of 
the Grand Forks corridor overlay district reflect these recommended practices 
including Site Design, Urban Form, and Building Design.  However, the CSS 
principles also identify that for pedestrians to feel comfortable in their 
environment there should be a sense of enclosure within the spaces they are 
moving.  This is done by the optimal ratio of building height to road width 
between 1:3 and 1:2 (based on CSS principles and other similar standards).   

 

 
FIGURE 5.1:  BUILDING HEIGHT AND THOROUGHFARE ENCLOSURE.  SOURCE:   INSTITUTE OF TRANSPORTATION 

ENGINEERS 

The ratio is measured between the building facades with the concept of the 
buildings lining the route creating a “street wall” on each side of the corridor.  For 
example, a road right of way 100 feet wide , the adjacent buildings would need to 
be 25 to 33 feet tall (2 to 3 stories) at the property line (zero lot line setback).  
The use of other vertical elements such as trees within the right of way also helps 
in creating this sense of enclosure for the pedestrian.   

One example in Grand Forks is South Washington Street passing the Grand 
Cities Mall, which is approximately 240 feet wide 

  

                                                 
7
“Designing Walkable Urban Thoroughfares: A Context Sensitive Approach” 

http://www.ite.org/css/online/DWUT04.html 
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such as exempting projects which a minimum number of new jobs, flexible 
standards within the industrial zones and the potential to pay a fee in lieu of 
meeting the standards (with the funds collected going to other improvements 
along that corridor as explained more below). 

Design Elements in the ROW 
Presently, Grand Forks sets an overall ‘corridor envelope’ on major 
thoroughfares through right-of-way acquisition and dedication and through 
setback requirements that, in theory, allow additional space for potential future 
transportation purposes. Taken together, these often result in large envelopes, 
with extensive setbacks on most commercial corridors. The Corridor Overlay 
district alone specifies setbacks of up to 150 feet. 

As discussed in the previous section regarding building height to right-of-way 
width, this presents some conflicts with LRTP and Land Use Plan goals.  
Specifically, the scale of this right-of-way envelope may sometimes conflict with 
parallel LRTP and Land Use Plan objectives of promoting walkable environments 
and modal choice beyond driving alone in that they physically separate the built 
environment from key thoroughfares. Future versions of the Land Development 
Code should provide standards and guidance for how to address this, especially 
to provide critical pedestrian links to the thoroughfare roadway and better enable 
transit service and bicycle-pedestrian trail construction to stay to these corridors 
and not need to connect into internal subdivision streets. 

Corridor Overlay Options 

Design elements within the ROW 
A recommended approach is to define standards for right-of-way portions not in 
an active roadway and set City policies for how these portions should be adapted 
or replaced if future roadway modifications (especially widening) are made. 
These include the following: 

  
 Sidewalks and/or bicycle/pedestrian paths. These should be provided 

along the length of a corridor and are typically adjacent to the back edge 
of the right-of-way. However, they are more appropriately placed to serve 
transit facilities when they are closer to the traveled way, and when they 
intersect with key cross-streets, especially arterial and collector streets, 
so that they do not introduce pedestrian crossings in inappropriate 
locations away from main intersections. 

 Pedestrian connections from development to roadway. Within the right-of-
way, development should also provide pedestrian connections between 
buildings and active uses and the sidewalks parallel to the roadway. 
These do not need to be located at each building, but should allow 
pedestrians from a building with large setbacks to be able to reach the 
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roadway sidewalk at or near transit stops, at midblock crossing locations, 
or along the path of internal streets in a development. 

 Within setback requirements, pedestrian circulation that helps to facilitate 
these connections to main streets should also be provided. 

Separate, character-based districts  
Instead of applying the existing corridor standards the same across all road 
segments, it is recommended that some options and flexibility be written into the 
standards.  This will allow the City to work with developers and property owners 
based on the unique circumstances of each unique area.  A high level of 
aesthetic quality should still be expected, but the methods to achieve this should 
be based on the nature of the corridor segment.  Additionally, the desired 
character of each segment or district which the road segment traverses might be 
better defined in future planning efforts to determine what that desired character 
is for different neighborhoods.  Because the scale and nature of the corridors 
(and even corridor segments) differ to such a great extent, the appropriate 
methods to achieve the aesthetic quality will also differ.   
 
Unfortunately, there are no existing parallels in the existing zoning map that lend 
themselves to distinguishing corridors by their character.  The vast majority of 
major transportation corridors in the city fall in to the same zoning district.   
However, it is also fairly simple to distinguish these corridors based on their 
existing and/or desired character.  For example, there are commercial corridors 
containing big box retail and out-parcels, with very little mixed use (such as 32nd 
Ave. South); then there are corridors such as South Washington St. which 
contain smaller lots, more mixed use, and have single-family neighborhoods 
directly adjacent.  
  
It is also important to keep in mind that different approaches will have a different 
impact on different types of users within the corridor.  Architectural details will 
have a greater impact on pedestrians and slower moving traffic within a narrower 
right of way.  For the very wide roadways, a lower level of architectural standards 
might be augmented with more landscaping elements or public art within the right 
of way.  Taller shade trees, vertically oriented public art or areas planted with 
colorful plantings or naturalized prairie grasses in strategic locations may have 
more positive impact on those utilizing the corridor.   
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One place to start 
is to build 
character nodes or 
districts, 
particularly along 
the existing 
shopping corridors 
of South 
Washington Street 
and South 
Columbia Road.  
The Grand Cities 
Mall pilot site 
provides a good 
example of how 
this might be done 
in a location ripe 
for redevelopment.  
Implementing 
mixed use type 
development along 
with constructing 
buildings of two 
stories or more 
located closer to the wide right of way of South Washington Street will help to 
improve both the pedestrian atmosphere as well as the experience of those 
traveling by motorized vehicles.  Continuing to add overstory/shade trees along 
the trails will also help to create the sense of enclosure making the route more 
pedestrian friendly.  Public Art (tall thin sculptural pieces or vertical lighting 
elements) would also be appropriate at some locations such as where traffic 
calming would be appropriate at entry locations or intersections near the mall.   
 
Some areas may lend themselves to stormwater management with different 
types of landscaping such as rain gardens or areas of prairie grass along the 
wider rights of way.  The City might consider allowing a private developer to use 
the right of way for stormwater management a higher level of design standard at 
key locations along the road segment.  This higher level of design may include 
taller buildings or additional architectural elements.   
 
For those areas where industrial uses are slated and for the very wide rights of 
way, the use of landscaping elements instead of architectural standards may be 
more appropriate.  In most locations along I-29 and Gateway Drive the extreme 
width of the right of way makes the requirements of architectural features at a 
“human scale” unreasonable and with little to no impact on the bulk of individuals 

FIGURE 5.5 PUBLIC ENGAGEMENT CONCEPTS FOR MIXED USE 

AND REDEVELOPMENT OF THE GRAND CITIES MALL PILOT 

SITE 
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utilizing the corridor, those in motorized vehicles.  Instead, groupings of plantings 
creating areas of visual interest along the corridor along with some screening 
may have a higher impact.   
 
Some of the recommended ordinance changes related to Mixed Use also relate 
to the character of these corridors.  Ordinance amendments that encourage infill 
of more than 1 story buildings with no or shallow setbacks will help to establish 
the desired character in certain areas.   
 

Integration of bike and pedestrian infrastructure 

Primary objectives and needs 
The development review process in Grand Forks is not currently well equipped to 
bring bicycle and pedestrian infrastructure into new development and guide 
development projects to help implement community plans.  The Corridor overlay 
district states its intent to enhance walking and bicycling potential along key 
corridors, but does not establish clear guidance for how to implement these 
desired objectives.  
 

Basic Policies 
The City should set basic policies to clearly define expectations for how bicycle 
and pedestrian activity will be added to new development along key corridors. 
Recommended approaches include the following: 
  
 The City will commit to constructing sidewalks and/or sidepaths on all 

collector and arterial streets, even if these are not directly adjacent to a 
development. Developments may be asked to contribute a fair share to 
these construction costs. 

 No development or property owner will be allowed to restrict use of 
sidewalk or path connections internal to a site - these will be open and 
available to the public 

Integration of Transit 
While the recommendations for Pilot Sites focused on specific site locations that 
each offered its own potential for accommodating transit service and stop 
facilities, the City should continue to consider transit a broad partner with 
potential to enhance urban mobility options in Grand Forks and guide 
development review in a way that supports the goals and objectives of the 2045 
Land Use Plan and the 2040 LRTP (as well as its future updates). To do this, 
implementation of the Land Use Plan should be based on a clear set of 
expectations for transit service and how it will be connected to new development. 
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Transit Service Objectives 
Assuming that the present funding models for public transit in Grand Forks (and 
the United States in general) continue, Grand Forks and Cities Regional Transit 
will continue to bear primary responsibility for service operations and 
maintenance. Though they currently receive federal funding assistance for 
operations, this is supplemented by local government general funds and allows 
approximately 60 revenue-hours of service per day. This is a limited amount of 
service and will need to be apportioned efficiently so that extension of service to 
meet new development does not add a disproportionate impact to overall 
operating costs. The following sections detail factors that should be considered 
as overall criteria for extending transit service. 

Service Extension Criteria 
Overall, development projects should be substantially complete and occupied 
before transit service is extended, but service should also not lag behind the 
occupancy of new development by more than one year. The City of Grand Forks 
and Cities Area Transit should continue to collaborate on service extensions from 
the GF-EGF MPO Transit Development Plan, but the following should also be 
understood as general guidance on how service should be added. 

 Land Use. The potential for transit service to be successful is directly 
related to how many people have access to the service and choose to 
use it. Areas where many people live and work close to bus stops have 
higher potential for transit use than sparsely populated areas. Likewise, 
areas that have a network of connected streets have a higher potential for 
transit use than areas that have fewer streets or physical barriers to 
pedestrian access. The City and Cities Area Transit should consider the 
number of households and jobs located within a quarter-mile walking 
access of stops in extending service. This quarter-mile calculation should 
also consider street connectivity; only those areas that have an actual 
path to a bus stop are considered to have access to transit. Within a 
quarter mile area, there should be at least 15 street intersections, 750 
households (based on an average density of 6 dwelling units per acre), or 
375 jobs (based on an average density of 3 jobs per acre). 

 Ridership. Any new development expected to provide at least 400 peak-
hour trip ends should be considered a candidate for extended transit 
service, as even a five percent transit mode share would provide 20 trips. 
Any such development more than one mile from current fixed-route transit 
service should demonstrate that site design and other development 
decisions will encourage transit use to at least this degree. 

 Special uses generating transit activity. Development that features 
special events, such as sports or performing arts facilities, should include 
facilities to allow transit vehicle access, even if these are not permanent 
stops or shelters. Regular fixed-route service may not be provided to 
these locations but instead operate on a special basis. 
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Transit Infrastructure Placement Criteria 
Stop Locations. As Cities Area Transit assesses its operations into the future, 
establishment of stop location criteria should be clearly communicated to City of 
Grand Forks planning staff and other development review agency partners so 
that expectations can be clearly set on location and needs for any stop facilities. 
In general, this should focus on improvements in or adjacent to public right-of-
way, although as in previous discussions it should also include key connections 
from private property to the transit stop to ensure that riders have clearly 
navigable, direct access to transit facilities. 

Pedestrian Connections. Hand in hand with this strategic approach to 
streamlined transit operations is a set of standards for pedestrian connections. 
These should provide relatively direct connections from building entries and 
transit stops and, where feasible and appropriate, be coordinated with 
landscaping to allow pedestrian shade and comfort. 

Pedestrian Waiting Areas. Seasonal climate of Grand Forks presents an easily 
understood challenge to transit use, especially when transit riders need to make 
transfers between buses or wait for long periods outdoors. Even in good weather, 
many bus stops are placed in a manner not inviting to pedestrians or transit 
riders. The development review process should incorporate criteria, whether 
these are required standards or more general guidance, for providing sheltered 
waiting areas that protect pedestrians from the elements. Key stops above a 
certain level of ridership might include heating for winter months. 
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Mixed Uses  

Existing Issues 
The existing zoning framework in the City allows mixed use in a limited number 
of places and circumstances in the existing zoning districts.  In addition, there are 
many examples of places where mixed use was allowed (through a Planned Unit 
Development) but the intended mix of uses did not come to fruition.  There are a 
number of regulatory and process-based reasons for this.  The very large 
number of Planned Unit Development (PUD) districts is a major contributor which 
is discussed in 
more detail in the 
next section of this 
memo. 

 

Within the zoning 
ordinance there 
are very few 
districts that allow 
any mixing of 
uses, the major 
exception being 
the B4 Downtown 
District.  In the 
single-family 
residential districts 
(R-1 and R-2), 
which comprise 
the majority of 
neighborhoods 
near the 
downtown and 
major corridors, 
there is virtually no 
opportunity for 
mixing uses other 
than child care 
centers, nursing 
homes, dancing 
schools, and retail antique sales.  Further, the only mixed-density that is allowed 
in these districts is multi-family residential “within existing structures of historic 
significance by the Grand Forks Historic Preservation Commission”.  That mixed-
density opportunity also comes with a neighbor permission requirement.   

FIGURE 5.6:  NON-PUD RESIDENTIAL ZONING DISTRICTS WITHIN THE 

CITY. 
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Multi-family districts are just slightly more accommodating to mixed uses.  In the 
R-3 multi-family residential district there are no commercial uses allowed even as 
a conditional use (although there are very few R-3 districts in the City).  In the 
more prolific R-4 High Density Multi-Family residential district, permitted uses 
include office buildings (as long as the office component does not employ more 
than 20 people), heliports for medical centers, and hospitals.  There is also an 
allowance for “existing neighborhood convenience grocery and automobile 
service businesses” (established before 1987) as a conditional use.  The fact that 
only existing neighborhood convenience uses are considered sends the 

message that these uses 
should be phased out over 
time; no new 
establishments of the 
same character are 
allowed. 

 

Non-residential zoning 
districts, both their 
language and their location 
on the zoning map, also 
present challenges to 
integrating mixed use.  
Traditional commercial 
zoning districts (B-1 
through B-3) include long 
lists of very specific uses 
that are permitted or 
allowed as conditional 
uses.  These laundry lists 
of uses, while probably 
initially intended to be 
inclusive of many types of 
uses, essential serve to 
inhibit mixed uses.  This 
results because the lists 
invariably leave out new 
uses that might be 

appropriate but were never contemplated.  The B-1 district also does not allow 
temporary uses that could be helpful for small seasonal markets, food trucks, and 
similar low-impact uses that could enhance the business mix. 

A look at the spatial pattern of commercial zoning also illustrates a problem with 
enabling mixed use development.  With the exception of the B4 Central Business 

FIGURE 5.7:  NON-PUD COMMERCIAL AND INDUSTRIAL ZONING WITHIN THE 

CITY 
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District, all of the commercially-zoned property is along the major transportation 
arterials (Gateway, Demers, and Washington).  The prevalent zoning category is 
B3 General Business District, which intends to provide for “highway service types 
of land use”, even though these districts are not located near the highway.  The 
result is extremely auto-dependent commercial development along these 
corridors, with no possibility of integrating residential uses that could benefit from 
being located along corridors with public transit and/or multi-modal facilities.  We 
can see this segregation of uses in the development pattern of these areas: 

Along Washington Street northward from 32nd Ave. there is a very clear division 
between the strip commercial uses fronting Washington (particularly on the east) 
and the residential neighborhoods behind. 

 

FIGURE 5.8:  WASHINGTON ST. CORRIDOR NEAR 32ND AVE. S. 
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In the street-view photo of Washington St. below, the very large right-of-way, 
predominance of auto-oriented uses and large parking lots are visible.   

In addition to the corridor overlay recommendations in the previous section, there 
is also the potential of better mixed use language to improve the look, feel, 
pedestrian-friendliness and function of this corridor.  The view along 12th street 
(running behind Washington on the east) shows the very stark division between 
the back of the strip commercial and the residential neighborhood. 

FIGURE 5.9:  WASHINGTON ST. STREET VIEW 

FIGURE 5.10:  12TH ST. BEHIND WASHINGTON 
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Gateway Drive provides similar examples of auto oriented strip commercial 
development with little to no integration with surrounding neighborhoods.  The 
very large parking areas and single story buildings are indicators that the land 
could be utilized more efficiently, with more uses such as office, multi-family, or 
even temporary uses providing a transition from the commercial corridor to the 
adjacent neighborhood. 

 
FIGURE 5.11:  GATEWAY DR./U.S. 2 AND N. 20TH ST. AREA 

From the street view, there is clear evidence that much of this land is 
underutilized.  Even though Gateway and other commercially zoned corridors are 
already developed, given the prevalence of underutilized commercial lots, there 
may be too much land zoned for retail development in the City.  Increasing the 
potential for mixed use development could help the City infill these areas.   
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FIGURE 5.12:  GATEWAY DR. NEAR N. 20TH ST. 

Desired Outcomes 
 Much of the public input from the pilot site workshops in February reflected a 
desire for a better mixture of uses in the City.  Participants expressed a desire for 
a mix of uses at the pilot sites that would allow the integration of housing 
alongside commercial and recreational opportunities.   Participants also wanted 
additional housing opportunities (particularly at the mid- and entry-level), which 
should be accommodated by ordinance changes relating to mixed use. 

Based on our conversations with City and MPO officials and our input from the 
public, there are several desired outcomes that have come to the forefront: 
 

Re-Use of Existing Structures 
This includes allowing structures, including homes along certain key corridors 
such as University Ave., to be re-used as shops or offices.  The area near the 
iconic Red Pepper is an excellent example.  Here, a commercial business (the 
restaurant) is located within a structure that appears to be a former residence.  
That structure is of a similar style and scale to the other buildings in the area.  
The commercial use is one that has existed in the neighborhood for decades 
very successfully. 
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FIGURES 5.13 & 5.14:  STREET VIEWS OF THE RED PEPPER AND ADJACENT HOMES ALONG 

UNIVERSITY AVE. 
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In this area, it may be appropriate to allow other commercial, service or office 
uses in those existing structures.  The current zoning district, R4 Multi-Family 
Residential, does not allow any new retail or commercial businesses. 
 
An area where this pattern works quite well with the surrounding neighborhood is 
Grand Ave. in St. Paul, MN.  While the business mix on Grand Ave. is not of the 
same type you would see near a college campus, the use groups seen here are 
very appropriate (small retail establishments, restaurants, personal services such 
as hair shops, and offices).  There are also multi-family residential structures 
mixed into the corridor, similar in scale to the Warehouse Apartments near the 
Red Pepper. 

FIGURE 5.15:  GRAND AVENUE, ST. PAUL MINNESOTA 

 

 

 

 

 

 

 

 

FIGURE 5.16:  UNIVERSITY AVE. NEAR 10TH STREET, WAREHOUSE APARTMENTS ON THE LEFT 
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This area near University Ave. and 10th St. is an example of a mixed use node 
that is evolving in Grand Forks, and is a pattern that could serve as a model for 
other areas in the City. 

Horizontal Mixed Use 
A better mix of uses along major corridors discussed earlier is sometimes 
referred to as “horizontal mixed use”.  Horizontal mixed use allows more efficient 
land use, better access to multi-modal transportation opportunities, and 
encourages close proximity to businesses and services for those who do not 
drive.  As shown in the examples earlier in this section, the prevalence of 
commercial-only zoning along the major transportation corridors in the City is 
does not often “mix well” with adjacent neighborhoods.     

FIGURE 5.17:  THE VISION FOR THE GRAND CITIES MALL PILOT SITE, WHICH INCLUDES 

HORIZONTAL MIXED USE IN THE FORM OF MULTI-FAMILY RESIDENTIAL, COMMUNITY AND 

COMMERCIAL USES 
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This will require the City to break out of the traditional “shopping corridor” mode 
to create a series of communities/places.  In addition to improving the interaction 
between neighborhoods and commercial areas, this approach is generally 
intended to diversify the land use profile along major corridors for strategic 
transportation reasons: 
 

 It promotes a greater degree of walking and bicycling for short trips 
between complementary uses, thus reducing the traffic burden on arterial 
streets, reducing the degree of access needed off of these primary 
streets, and reducing parking that must be provided, especially for 
commercial uses 

 It creates a different community constituency along these corridors and 
builds a base of political support for treating the corridors as streets - and 
not just as thoroughfares. While it can’t be regulated or required through 
zoning, this can result in such community-driven efforts as adopt-a-street 
beautification programs, business district contributions to streetscape, 
lighting and overall aesthetics, and more focused maintenance efforts 

 In turn, this is intended to provide a more sustainable path to future 
development by preserving the economic power of older commercial and 
office districts and allowing new development featuring these land uses to 
reduce GF’s overall driving demand 
 

Vertical Mixed Use 
Vertical Mixed Use refers to the ability to permit mixed uses not only on a site but 
within a single building as well.  There are examples of this on a large scale (tall 
buildings) in many cities, but St. Paul’s Grand Ave. provides an example on a 
similar scale to Grand Forks.  Mixed use within buildings may include multi-story 
buildings with retail/restaurant on the ground floor and residences or offices on 
the upper floors, or a two-story house with an office on the ground floor and a 
residence above 
 
In Grand Forks, the 42nd Street Commons is an excellent example of such 
buildings, with mixed uses in individual buildings and on the site as a whole.  
However, looking at how the site fits in with the rest of the City, we see that it is 
very isolated and not connected to other neighborhoods in a way that is walkable 
or bikeable.  Mechanisms are needed to replicate this type of development on a 
smaller scale, within existing corridors and neighborhoods.   
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FIGURE 5.18:  42ND STREET COMMONS 

FIGURE5.19:  42ND STREET COMMONS SITE IN THE CONTEXT OF THE SURROUNDING AREA. 
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Pilot Site #3, is an example of an area where mixed uses (both vertical and 
horizontal) can be developed on a site while also being designed to integrate with 
the surrounding environment.  Figure 19 below shows a mixture of mixed use 
buildings (in red), mixed density residential units (yellow and pink), 
office/commercial buildings and community and open spaces that connect to the 
existing street grid in the area.   

 

FIGURE 5.20:  VISION FOR PILOT SITE #3, SOUTH COLUMBIA DEVELOPMENT SITE 
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Possible Solutions 

Overview 
There are multiple tools that can be used to achieve the City’s desired outcomes.  
Different tools are likely more appropriate for certain areas of the City, and in 
many cases tools can be used together.  The table below provides a brief 
summary of the issues discussed, the areas where the issue is most prevalent, 
and the appropriate tools described further in this section. 
 

Issue Areas Tools 

Re-use of residential 
structures for a wider range of 
uses 

 University Ave. and 10th 
St.  

 Neighborhoods near the 
City core 

 University Ave. near the 
YMCA 

Traditional Neighborhood 
District 
Modifications to conditional 
uses in existing districts 

Allowing a wider range of 
uses (including residential) on 
vacant/underutilized 
commercial parcels 
(horizontal mixed use) 

 Commercial corridors 
such as Washington St., 
Demers and Gateway Dr. 

 PUD sites 
 Pilot sites 1 and 3 

Mixed Use Overlay District 
 

Revised PUD Process 

Integrating multiple uses into 
the same building (vertical 
mixed use) 

 Commercial corridors 
 PUD sites 
 Neighborhoods near the 

City core 
 Pilot site 3 

Standards within Mixed Use 
Overlay District (or separate 
Vertical Mixed Use Overlay 
District) 

 

Conditional Uses 
One of the simplest solutions to creating an environment for mixed use is to allow 
small neighborhood commercial uses and small scale multi-family buildings as 
conditional uses in single-family residential zoning districts.  Without them, the 
possibility of mixed use and increased walkability are very limited.  The ordinance 
already includes some examples of this idea, for example the allowance of retail 
sales of antiques as a conditional use in the R-2 district and multi-family 
residential in existing historic structures within the R-1 district.   
 
Just the addition of these types of uses to the list of conditional uses in a zoning 
district allows the Planning & Zoning Commission the opportunity to review mixed 
uses on a case-by-case basis. Another simple change that could encourage 
mixed use is changing language in the R-4 multiple family residential district to 
allow not only existing neighborhood convenience grocery stores, but new ones 
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as well.  To ensure that mixed uses are designed appropriately, higher standards 
in architectural site plans through Conditional Use Permits should be required.  
 
Finally, allowing additional temporary uses in all districts would also encourage 
creativity in mixing uses on infill sites and in some neighborhood areas.  These 
uses may include food trucks, seasonal markets, community gardens, and others 
that provide flexibility in using under-utilized lots and introducing a mix of uses on 
a trial basis. 

Revamp PUD Process 
Finally, Planned Unit Developments (PUDs) are used in many cities throughout 
the country to allow flexibility in use and design beyond what is permitted in 
traditional zoning districts.  A PUD is generally intended to provide this flexibility 
to developers wishing to include higher densities, a mix of uses, or innovative 
designs in exchange for some specific public benefit.  We will explore ways in 
which the Grand Forks PUD process could be revised to result in a better mix of 
uses in the next section. 

PUD Process 

Existing Issues 
Planned Unit Developments (PUD’s) are provided for in the zoning ordinance to 
allow a planned and coordinated mix of land uses.  The purpose of the provisions 
is to encourage a more creative and efficient utilization of land including more 
usable open spaces and preservation of the natural resources.  As stated in the 
code, the process allows for flexibility in development design of both new lands 
and the renewal of existing decayed areas. 
 
Most developments in the City of Grand Forks are done through the PUD 
process.  However, in many cases, the outcome is not currently achieving the 
goals of developing more creative planned and coordinated mix of land uses.  
Ideas/features from initial concepts and plans often don’t end up in the final 
development once constructed.  With the requirement that a minimum of 20 
acres being required for most PUD’s, the actual construction period of these 
developments tends to occur over a several year time period and the developer 
must continue to return for final site plan review by staff and in many cases must 
also amend the PUD through the formal process as circumstances change over 
time.  

Possible solutions 
In conventional zoning, site plan review is done on a lot-by-lot basis with use and 
dimensional requirements clearly established for each zoning district.  The larger 
neighborhood is laid out, planned and set into law at the time of platting.  Public 
spaces and infrastructure locations are established and the site plan for each lot 
must tie into these predetermined elements.  This is not the case for PUD’s.  As 



  

195 Chapter 5:  Implementation | City of Grand Forks 

 

the name indicates, Planned Unit Developments, must be planned as an entire 
unit of land (larger than one parcel or lot) considering all elements together at the 
same time.  The ultimate uses of the land and the supporting infrastructure as 
well as the general layout of where buildings, open spaces, transportation routes 
and other features are reviewed and considered in combination with each other 
at the same time.  Also, to meet goals such as more usable open spaces and 
preservation of the natural resources, these features must be clearly identified 
prior to the review of the proposed PUD and taken into consideration when 
review and approvals are given. In order to achieve the purpose of planning the 
development as one unit this comprehensive review must occur at the earliest 
stages of the process.   
 
While the City currently does consider many of these elements at the initial 
concept stage of PUD review and approval, the PUD concept approval does not 
sufficiently “lock” this concept plan into place.  Also, some significant features of 
neighborhood development are not required to be shown at the time of concept 
plan review and therefore the opportunity to integrate and preserve existing 
resources (one of the purposes of the PUD) may be lost.   
 
We suggest that more elements of the planned area be reviewed at the 
beginning concept phase of the process for a (high level) review to assure that all 
land use and infrastructure systems be integrated both within and to adjacent 
developments at the initial PUD review stage. It is suggested that the PUD 
Concept phase submission require both more information about the property to 
be developed and also a more complete Master Plan of the proposed 
development outcome.  In order to meet the current goals of resource 
preservation (which currently only specifies natural resources, but might be 
expanded to include cultural, social, or economic resources), these resources 
must be identified at the earliest stage of development consideration.  Here we 
can borrow a concept from Ian McHarg’s “Design With Nature”: first, become 
very familiar with the area to be developed to determine what resources are 
already present on the site that might be saved and integrated into the design of 
the new development.  Based on any present features to be preserved, a Master 
Plan of the entire area to be developed should be provided in the PUD Concept 
application phase.   
 
The Master Plan is the site plan for the entire PUD area and should include more 
elements than what is currently required during concept phase.   This is not to 
say that there must be a great level of detail in the Master Plan, but it should 
conceptually show the entire development at buildout including all elements of 
what is proposed.  The purpose of the Master Plan is show how the proposed 
uses will be configured on the site and how they relate to each other and how the 
new development will fit into the larger community.  In this sense it is similar to a 
preliminary plat.  Unlike when a plat is presented for review however, the PUD 
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Master Concept Plan need not indicate precise road or trail alignments or details 
of other necessary infrastructure to be developed.  Instead, it must show how the 
general configuration of the entire site proposed in the PUD will meet the higher 
level of expectations as stated in the purpose of PUD’s.  The Master Plan and 
Preliminary Plat might be reviewed concurrently during the concept phase of 
review.  Even if the PUD is being completed in phases, the Master Plan for the 
PUD should include the entire the entire development at buildout. 
   
In return for the developer providing this improved development concept, the city 
provides flexibility to the developer within the rules.  This gives the developer 
incentive to develop the PUD instead of using conventional zoning.  Attached in 
Appendix C is a draft of suggested changes to the current PUD ordinance that 
identifies how these modifications might be incorporated into the existing zoning 
code.  
 
In addition, the following sections outline suggested changes to the PUD process 
to achieve transportation-related objectives of the Land Use Plan.  

Local Street Connections to Arterial and Collector 
Thoroughfares 
An ongoing challenge that the City faces is achieving local street connections to 
bounding thoroughfare streets as part of PUD development. The establishment 
of a mile-grid arterial system and intermediate half-mile collectors is understood 
and accepted, but there is no similar system of developer requirement for local 
street connections. The City may wish to consider the following approaches to 
ensuring this. 
 

 Set spacing standards/requirements for local streets. We recommend that, at 
a minimum, two local street connections be provided between every half-mile 
distance between arterials and collectors, providing an average spacing of 
880 feet. Specific alignments of streets would not need to be established in 
the PUD Concept phase, but as a condition of approval the PUD would need 
to identify connections based on this requirement. 

 Adopt a system of land reservation that ensures the connection will be 
considered. The City should explore a series of options for this, especially in 
response to developer concerns that providing street connections through 
later phases of a PUD not yet supported by the development market could 
limit the developer’s options for development products or types that the phase 
would include.  

One potential approach is to require dedication of easements for these street 
connections, and not full right-of-way, which allow a developer to relocate the 
easement in the future but do not allow abandonment. If the City determines, 
through use of its police powers to provide for public safety and welfare, that the 
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street connection is critical, it may wish to construct the connection on this 
easement at no cost or a reduced cost to the developer. However, if the City 
does not exercise this option, the developer will be required, upon execution of 
the PUD phase including the connection easement, to construct the connection 
at no cost to the City, either in the original easement or in a relocated alignment 
approved by the City. 
 
This system should also allow developers to provide right-of-way and build 
connections through later PUD phases and establish incentives for doing so. 
These might include cost-sharing on the construction of the local street 
connection, density bonuses, or other such actions to recognize the willful 
contribution of the PUD to achieving overall transportation system 
enhancements. 

Integrating Bike/Pedestrian Infrastructure 
In addition to a stronger role of Master Plans with key development parameters 
defined at the outset of the development process, the PUD process could also 
benefit from a more formalized approach to integrating transportation 
infrastructure and services into developments. The following sections outline 
opportunities for how to strengthen the PUD process to meet these objectives. 

Provide a clear path for making sure that bike and pedestrian 
infrastructure is actually developed 
 
 Require fair-share contributions if a project is along an identified bicycle 

route, trail or other facility. PUDs should be required to contribute to projects 
identified in the GF-EGF MPO Bicycle and Pedestrian Master Plan and a fair-
share cost should be determined at the beginning of the process. Whether or 
not the facility is constructed as part of the development, this fair share 
contribution should be part of the PUD, which provides additional protection 
against community concerns or opposition to the project being constructed. 
 

 Establish payment-in-lieu system (or impact fee) system for other system 
contributions. While current City ordinance does not require developer 
contributions beyond basic street infrastructure, new development will have 
impact on the overall transit system. The City should consider the creation of 
a payment-in-lieu or impact fee system to ensure that these impacts are 
being mitigated and that funding is available to implement infrastructure. 

When and How 
The timing of these projects needs to be understood within the development 
process, as well as the transportation planning and CIP processes, to ensure that 
appropriate steps are taken to allow a full range of transportation infrastructure to 
be provided. To do this, the City should establish a framework for when and how 
developers are engaged to make these contributions and define specific roles 
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and responsibilities for each. This might take the form of a development checklist 
or basic set of criteria, with key action items defined relative to a PUD project’s 
relationship to bicycle and pedestrian plans and policies. These might include: 

 Is the project along or around a planned bicycle or pedestrian facility? 
○ If yes, then facility must be constructed or fair-share payment provided 

and off-site connections from the PUD must be made. 
○ If no, then basic connections to sidewalks and transit stops along key 

thoroughfares adjacent to the site must be made.  
 Is the project adjacent (within 500 feet of property boundaries) to a school, 

park, library or other community facility? 
○ If yes, then project must provide a connection to that facility/those 

facilities, whether this is in right-of-way or through any properties between 
the PUD site and the relevant community facility. 

○ If no, no action is needed 
 Does the project include any block lengths of more than 800 feet in its 

internal street network? 
○ If yes, then project must provide mid-block connections for non-motorized 

travel at locations to bisect the length of the block that exceeds 800 feet. 
As a general policy target, there should not be a distance of more than 
500 feet without a pedestrian crossing. 

○ If no, especially if the project is a PUD not providing internal street 
network, the PUD must demonstrate that its access and circulation do not 
impede pedestrian paths to key thoroughfares.  

 

Integrating Transit Infrastructure 

Public Standards and Public Investment 
With PUDs, as with any other development for which transit service can provide 
a key mobility option, the development process must include a clear set of 
expectations on how transit is to be integrated with land uses and when service 
will become available. The previous discussion of transit service extension 
criteria should apply to PUDs, although the more extensive use of a master plan 
in the PUD process can help to define a common understanding of how transit 
service should be expected to serve a development. In many cases there is 
uncertainty over how to account for transit, especially in new development, as 
residential population and employment must be in place for transit service to be 
successful. As a result, private development may be unwilling to provide transit 
facilities without service, but decisions made in the absence of transit can limit its 
options for effective, efficient service in the future. 

As a result, revisions to the Land Development Code should clearly define the 
following public and private responsibilities for the PUD process: 
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 Placement of stop facilities or enhancements when later service is 
launched (Public). Cities Area Transit will install bus shelters or other 
facilities when transit service is launched.  

 Dedication of transit space (Private). The overall intent of this Technical 
Memorandum’s previous recommendations for transit is to streamline 
operations by reducing the need for route alignments to deviate from their 
principal corridors (which increases the amount of turns and adds time to bus 
runs), instead bringing transit riders to service by means of dedicated 
pedestrian paths and waiting areas. The PUD process should include a 
dedication of space for transit facilities, typically adjacent to the right of way 
but also within proximity to the greatest density and most transit-supportive 
uses of the site. This location will likely be determined through the 
development review process and should be consistent with Cities Area 
Transit’s stop location policies, though in consultation with CAT this might be 
located in a different location than the typical bus stop placement in order to 
better connect potential transit ridership with service. 

 Installation of bus stop or shelter facilities on existing transit (Private). 
Applicants should only be required to contribute a transit facility (such as a 
shelter or other enhancements to a stop area) if the PUD is located on 
corridors with existing transit service. However, in addition to the dedicated 
space, facilities will also be provided. 

 Fair-share contribution to future transit facilities (Private). The City and 
CAT should determine a fee schedule for fair-share contributions based on 
target densities for a transit stop and how much the PUD would be adding to 
contribute to that stop; this would be the basis for development applicants 
making a fair-share contribution for transit stops to be added with later transit 
service.  

 Wayfinding (Private). Applicants will be required to provide wayfinding and 
general guidance to transit stops for any buildings or land uses located more 
than 200 feet from an actual transit stop location. The City of Grand Forks 
should work with Cities Area Transit to determine appropriate designs, 
materials and placement criteria for any signage. The intent of this is to 
ensure that the location of transit facilities is well understood and that 
schedule information is made readily available. 

 

 




