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3 EXISTING COMMUNITY 
Understanding a community’s history and current condition is an essential element in planning for 
the future.  This comprehensive understanding should include social and economic trends within the 
context of the region. This chapter reviews existing conditions of the City of East Grand Forks 
including demographics, housing, economics, and existing zoning and land use.  The compilation of 
these existing elements provides a snapshot of the community, the issues within, and an 
understanding of where the community has come from. 

3.1 DEMOGRAPHICS 
A study of the historic and existing demographics of East Grand Forks sets the stage for 
understanding the social and human characteristics of the community.  It is not assumed that 
current trends will hold throughout the planning horizon, but the data provides a baseline to be 
reviewed and built upon.  A majority of the data presented in this section utilizes 2013 and 2014 
American Community Survey (ACS) estimates.  

Historic population totals speak to how the City’s population has grown over the years. Current 
population totals tell us where the City’s population is at right now. Population projections give 
an estimate of what the population totals will be in the future.  Historic and current population 
totals guide and influence the future population projections.  

Other aspects of population are age and gender distribution and racial composition. This data 
helps to identify differences and similarities as compared to other communities and often relates 
closely to the economic characteristics of a city or region.  To some extent they also influence 
what the City will look like and how it will grow and change in the future.  

Historic Population 
The city experienced an average growth of 43 percent between decennial census recordings 
from its establishment in 1887 to 1960.  The annual growth rate of East Grand Forks has been 
rather sporadic since 1960; especially when contrasted with the relatively consistent positive 
annual growth rate of the Grand Forks-East Grand Forks metropolitan statistical area (MSA), 
which includes the entirety of Polk County, MN and Grand Forks County, ND.  The population 
and annual percentage rate of change for East Grand Forks and the MSA from 1960 to 2014 is 
provided in Table 3.1.   The annual rate of change for East Grand Forks between the 1970 to 
1990 censuses varied in comparison to the MSA for the same time period.  The 1990 census 
revealed an increase of 1.4 percent for the City of East Grand Forks, equating an annual growth 
rate of 0.1 percent.  The MSA experienced a low annual growth rate of 0.2 percent for the same 
time frame. The historic 1997 flood resulted in a dramatic population decline in the 2000 census.  
The flood recovery efforts and other local factors, such as higher education, economy and 
quality of life, resulted in a 2010 population similar to the pre-flood condition.  The ACS released 
a 2014 population estimate of 8,621, an increase of 0.2 percent from the 2010 census.   

The population of East Grand Forks has historically contributed 7 to 8 percent of the overall 
MSA population.  This consistent percentage reveals that the population growth of East Grand 
Forks has been relatively similar to the entire MSA.  East Grand Forks comprised 8.77 percent 
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of the MSA population in 2010, the largest percentage in 50 years.  This higher percentage may 
reveal changing trends throughout the region.  The 2014 ACS population estimates reveal that 
East Grand Forks comprises 8.64 of the MSA population, showing a small decrease from the 
2010 decennial census.   

Table 3.1 – East Grand Forks and MSA Historic Population 

Year 
East Grand Forks Grand Forks-East Grand Forks MSA EGF % of 

MSA 
Population Population Change % 

Change 
Annual 

Rate Population Change % 
Change 

Annual 
Rate 

1960 6,988 1,949 38.4% 3.84% 84,859 9,511 12.6% 1.26% 8.26% 
1970 7,607 619 8.9% 0.89% 95,537 10,678 12.6% 1.26% 7.96% 
1980 8,537 930 12.2% 1.22% 100,944 5,407 5.7% 0.57% 8.46% 
1990 8,658 121 1.4% 0.14% 103,181 2,237 2.2% 0.22% 8.39% 
2000 7,501 -1,157 -13.4% -1.34% 97,478 -5,703 -5.5% -0.55% 7.70% 
2010 8,604 1,103 14.7% 1.47% 98,107 629 0.6% 0.06% 8.77% 

2014* 8,621 17 0.2% 0.02% 99,774 1,667 1.7% 0.17% 8.64% 
*According to 2014 American Community Survey Estimates      

Current 
In 2010 the population of East Grand Forks was 8,604 (based on 2010 U.S. Census block data).  
After comparing decennial census data from 2010 and the population estimate of 8,621 for 
2014, the numbers reflect a decreased annual growth rate compared to 2000-2010. Although 
the overall annual growth rate decreased by 1.45 percent, the estimated annual growth rate of 
0.02 percent still shows positive population growth within the city. 

The 2014 ACS population estimate for the Grand Forks/East Grand Forks metropolitan statistical 
area was 99,774, representing an estimated annual growth rate of 0.17 percent from the 2010 
census population of 98,107.  The City of East Grand Forks comprises 8.64 percent of the 2014 
MSA population, with a majority (59.7 percent) residing in Grand Forks.  When the city’s 2014 
ACS population growth estimate of 0.2 percent is compared to that of the MSA (1.7 percent), it 
is clear that other areas are forecasted to have a higher growth rate than the City of East Grand 
Forks. 

Age Distribution  
The age distribution figures were created using the 2013 ACS estimate.  ACS data is collected by 
polling one of every forty people.  Although the total population count in the ACS was 
significantly different from the 2014 Minnesota State Demographic Center estimate of 8,731, 
the margin of error was extremely low.  For this reason the data was used to provide a rough 
percent comparison of age distribution to the 2010 census figures (see Table 3.2 and Figure 3.1). 
There was a significant increase in the under 5 year cohort from 2010 to 2013 and to a lesser 
degree with the 25 to 34 year cohort.  The increase in the under 5 cohort could be the simple 
product of natural increase while the increase in the 25 to 34 cohort is possibly university 
graduates returning to the area after they graduate.   The dramatic decrease in the 20 to 24 age 
cohort could be the result of younger adults moving out of the area for education or 
employment opportunities. 
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Table 3.2 - 2010 and 2013 Age Distribution 
Age 2010 2013 Change % Change 
Under 5 years 691 820 129 18.7% 
5 to 9 years 578 491 -87 -15.1% 
10 to 14 years 595 585 -10 -1.7% 
15 to 19 years 627 648 21 3.3% 
20 to 24 years 633 475 -158 -25.0% 
25 to 34 years 1,182 1,300 118 10.0% 
35 to 44 years 1,028 980 -48 -4.7% 
45 to 54 years 1,252 1,302 50 4.0% 
55 to 64 years 878 801 -77 -8.8% 
65 to 74 years 533 510 -23 -4.3% 
Over 75 years 607 653 46 7.6% 
Total  8,604 8,565 -39 -0.5% 

 

Figure 3.1 - 2010 and 2013 Age Cohort Distribution 
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The population pyramid shown in Figure 3.2 compares male and female residents as a 
percentage of the population that falls into each age cohort.  Characteristics demonstrated by 
the population pyramid include: 

• The life expectancy of females exceeds that of males, which has generally been a trend 
in the United States over the last 50 years. 

• The influence of Baby Boom generation (ages 49 to 67) is represented as spikes in 
population in the 45 - 54 and 55 - 64 age cohorts.  The influence of the Echo Boom 
generation, between 20 and 34 years, is visible in the pyramid.  

• The 25 – 34 age cohort represents the largest section of the male population and second 
largest of the female population.  The large numbers could be a result of residents 
returning to or staying within East Grand Forks following their post-secondary 
education. 

• The concentration of both male and female populations under the age of 5 is a result 
of natural increase brought about by the significant population in the 15 to 44 age 
groups, particularly the 25 – 34 age group.  This could be an indicator of population 
growth in future years. 

Figure 3.2 - 2013 Population Pyramid 
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Racial Composition 
The racial composition of East Grand Forks is predominantly white (92.1 percent).  This has been 
the case for the region throughout the region’s history since the States of Minnesota and North 
Dakota were established. The 2013 racial composition of East Grand Forks is shown in Figure 
3.3. Those of two or more races comprise only 3.7 percent of the population but they are the 
second highest in making up the total population. Black and Native American populations 
comprise the third and fourth highest percentage, representing 2 percent and 1.9 percent of 
the population respectively.   Asian and Other races each account for 0.1% of the total 
population.   

Figure 3.3 - 2013 ACS Racial Composition 

 

This data was analyzed at the census block level to examine any minority concentrations.  This 
data is included in Appendix A.  This analysis found that none of the East Grand Forks block 
groups met the Grand Forks-East Grand Forks Metropolitan Planning Organization (MPO) 
threshold for minority population. This analysis was taken into consideration during the 
planning process, even though thresholds were not met. 

Population Projections 
Projecting the future population provides important information for accurately planning for a 
city’s future.  Population projections were made for East Grand Forks within the planning 
horizon of this document.  The estimates use the 2010 population as the base number from 
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which future population projections were made.  Three growth scenarios, 0.6 percent, 0.9 
percent and 1.2 percent, were evaluated, as shown in Table 3.3.  With an average annual growth 
rate of 0.8 percent since 1960, the 0.9 percent scenario provides a moderately conservative 
approach as the projected rate of increase.   Further discussion of the projected population and 
resulting housing and land use consumption projections are discussed in Chapter 5 of this 
document.   

Table 3.3 - Population projections based on U.S. Census 2010 

Year 
Annual Growth Rate 

Scenario 
0.60% 0.90% 1.20% 

2010 8,604 8,604 8,604 
2015 8,865 8,998 9,133 
2020 9,134 9,410 9,694 
2025 9,411 9,841 10,290 
2030 9,697 10,292 10,922 
2035 9,992 10,764 11,594 
2040 10,295 11,257 12,306 
2045 10,608 11,773 13,063 
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3.2 HOUSEHOLDS 
An understanding of a community’s changing population is not complete without a review of the 
characteristics of where that population lives.  Existing housing characteristics will be discussed 
within this section to provide a snapshot of the housing climate.  This review outlines strengths 
that can be highlighted and weaknesses to be modified within the goals and policies of the plan.  
This section will review ownership, vacancy rates, household size and housing condition. 

Ownership (own vs. rent) 
Ownership data provides an estimate of the percentage of the population living in owner 
occupied units versus rental units.  The 2013 ACS data estimates that 63.6 percent of East 
Grand Forks residents reside in owner occupied homes, as shown in Figure 3.4.  The remaining 
36.4 percent of the population resides in renter occupied units.  These estimates show an 
increase in the percentage of the overall population living in renter occupied housing from the 
2010 census (25.3 percent).  This shift does not necessarily represent a significant change, but 
could indicate a movement towards a more diversified housing market. 

Figure 3.4 - 2013 Owner versus Renter Occupied Housing 

 

Vacancy Rate 
A community’s vacancy rate provides an indication of the housing demand, affecting future 
residential development.  According to the 2013 ACS estimates, East Grand Forks has a vacancy 
rate of 5.1 percent of the total households.  The remaining 94.9 percent of households are 
estimated to be occupied, as shown in Figure 3.5.   The total households estimated within the 
2013 ACS data was 3,612, and increase of 166 households from the 2010 census.  The vacancy 
rate of households increased by 1.9 percent between the 2013 ACS estimate and 2010 census.  
The 4.8 percent increase in overall households in the same time period likely contributes to this 
increase.  A small vacancy rate is considered healthy within a community due to units being in 
transition (on the market).  A vacancy rate of 0 percent provides no available units for new 
residents or transitioning families/individuals within the community.  The vacancy rate for the 
Grand Forks-East Grand Forks metropolitan area was 9.4 percent in 2013.  City and metro 
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vacancy rates are close in comparison, but show that other portions of the region may provide 
additional options for new or transitioning residents. 

Figure 3.5 – 2013 Vacancy Rate   

 

Household Size (persons/household) 
Household size defines the average number of people living within a household.  This number 
can include both family and non-family living arrangements (i.e. unrelated individuals who share 
the same living space and function as a single economic unit).  Institutional and non-institutional 
group quarters are not included in the household count.  The 2013 ACS estimates that 33 
percent of all East Grand Forks households contain two people, as shown in Table 3.4.  One 
person households are the second largest contingent with 28.2 percent of the total households.  
Nearly 22 percent of the households in the city contain four or more people.  This information 
is consistent with the age cohort information describe in the demographics section.  The age 
groups between 5 and 20 represent a small portion of the overall population, and these are the 
groups that typically contribute to larger household sizes.   

Table 3.4 - 2013 Household Size (ACS five-year estimate) 
Household 
Size 

Total 
Households 

% of Total 
Households 

1-person 966 28.2% 
2-people 1,132 33.0% 
3-people 579 16.9% 
4-people 405 11.8% 
5-people 201 5.9% 
6-people 117 3.4% 
7 or more 27 0.8% 
Total 3,427 100.0% 

 

94.9%

5.1%

Occupied Units Vacant Units
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Housing Condition 
Determining the actual condition of a dwelling can be subjective and open to interpretation 
based on the individual making an evaluation.  For the scope of this study, the number of houses 
were segregated by the year they were built to illustrate the distribution of the age of the 
structures.   This assumes that all houses included meet at least a minimum standard of being 
in a livable condition.  Data included in Table 3.6 was collected from the City of East Grand Forks 
building statistics and included the estimated total from the ACS.   

Figure 3.6 - 2013 ACS five-year estimate and City of East Grand Forks Household Age 

 

 

3.3 ECONOMY 
A city’s local economy is built on employment opportunities and the buying power of community 
residents. The buying power of the community can be broken down into three factors: 1) 
household income, 2) average wage of the community, and 3) discretionary income. The 
household income ranges within a community show the number of households within various 
income ranges. The average wage can show if wages are staying current with the cost of living 
and with wages in other cities or throughout the region. The poverty ratio shows the number of 
people who are at or in poverty, low income, and moderate income categories.  

The employment opportunities of a community are generally seen as good when unemployment 
is low and there are increases in employment sectors. Both of these statistics are tracked with 
Census data. The population employed by the different sectors is also tracked by states, which 
can release their data sooner than the Census. 
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Household Income 
The 2013 mean household income for the City of East Grand Forks was $63,655 according to 
the ACS estimates.  The mean household income for Polk County was slightly less than the city 
with a mean income of $62,812.  Figure 3.7 provides the various household income ranges 
calculated by the 2013 ACS estimates.  The higher concentration of incomes between $50,000 
and $124,999 may give the impression that the mean household income should be higher. 
However, the large number of household income ranges falling below $50,000 and the total 
number of households within these categories significantly reduces the mean.   

Figure 3.7 - Household Income in the past 12 Months 

 

Average Wage 
Based on 2015 first quarter earnings data from the MN Department of Employment and 
Economic Development the average wage in East Grand Forks is approximately $14.18/hour.  
This compares to an average wage of $15.96/hour for the entire Metropolitan Statistical Area. 

Unemployment Rate 
Employment status for East Grand Forks was derived using 2013 ACS five-year estimates.  The 
ACS data was used because it provided the flexibility to calculate the rate strictly for East Grand 
Forks rather than the county or statistical area.  Approximately 2.1 percent of the East Grand 
Forks population was classified as “unemployed” and nearly 23 percent was classified as “not 
in labor force” according to the ACS estimates.  The classification of “not in labor force” cannot 
be assumed as the unemployed population, as the classification includes individuals who are 
retired, students, beyond working age, disabled, stay-at-home parents or have chosen not to 
seek employment for another reason.  These estimates for the City of East Grand Forks are very 
similar to the rates of the greater Metropolitan Statistical Area which classifies 2.8 percent as 
“unemployed” and 24.0 percent as “not in labor force”. 
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Low to Moderate Income Populations 
Low income and poverty populations are identified using an income to poverty ratio.  The ratios 
compare a family’s income to a predetermined threshold for family size and composition, which 
is then aggregated to each individual within the family.  Populations with a ratio less than 1.00 
are considered in poverty (9.1 percent of the East Grand Forks population).  Populations with a 
ratio of 2.0 and over are considered to have a healthy income.  The Grand Forks-East Grand 
Forks MPO has defined low to moderate-income populations to have an income to poverty ratio 
of less than 1.84. Using this methodology, 23.3 percent of the city’s population are classified as 
low to moderate income.  Table 3.5 shows a breakdown of the East Grand Forks population (for 
whom poverty status is determined) that falls within the low to moderate income ranges. 

Table 3.5 - Low to Moderate Income Populations 

Income to Poverty Ratio Population 
% of Total 
Population 

Under 0.50 392 4.6% 
0.50 to 0.99 389 4.5% 
1.00 to 1.24 198 2.3% 
1.25 to 1.49 229 2.7% 
1.50 to 1.84 788 9.2% 
Total low to moderate income 1996 23.3% 

 

Low to moderate income populations based on the 2013 ACS estimates were reviewed at the 
block group level within the study area (see Appendix A).  This review allowed for the geographic 
identification of low to moderate income concentrations within the city.  Four block groups 
within the study area have greater than 30 percent of their population defined as low to 
moderate income.  These areas represent the flood protected area north of the Red Lake River.  
The Grand Forks-East Grand Forks MPO defines a low to moderate income area as one with a 
population of at least 50 percent low to moderate income residents.  There are no block groups 
within East Grand Forks that meet this criteria; therefore, this analysis defines concentrations 
of low to moderate income populations not low to moderate income areas.  Though no specific 
locations were defined as low to moderate income, the concentrations identified within this 
analysis are taken into consideration within the strategies and implementation measures of this 
plan. 

Employment Sectors  
Employment sector data (Figure 3.8) was compiled using North American Industry Classification 
System (NACIS) data obtained from On the Map3 specifically for the City of East Grand Forks.    
Employment totals were broken into three sectors, retail, service and other.  The Service sector 
includes the following industries: trade, transportation & utilities, information, financial 
services, professional & business services, education & health services, leisure & hospitality and 
all other general service industries.  A total of 1,779 jobs were listed in the service sector. The 
Retail sector includes any business that deals specifically with consumer goods, and provides 

3 2013 estimate from http://onthemap.ces.census.gov/  
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252 jobs within East Grand Forks.  Other includes all other industries that are not service or 
retail oriented and provides 751 jobs within the community (e.g. construction, hauling, 
agriculture, etc.).  

Figure 3.8 - Employment Sector Data 

 

3.4 EXISTING LAND USE 
Future growth of a city is affected by the usage of the city’s existing land resources. Understanding 
the existing uses of land within the city is necessary to develop a comprehensive plan of how growth 
can and should properly develop in the future. Existing land use within the project area has been 
categorized into seven classifications.  Existing land uses in East Grand Forks as of the fall of 2015 
are shown in Figure 3.9.  

The predominant land use throughout the City of East Grand Forks is Parks, Recreation and Open 
Space.  The city is located on the banks of the Red River and Red Lake River.  Numerous bike and 
pedestrian trails and parks exist along the river’s path forming the Grand Forks/East Grand Forks 
Greenway.  The majority of the Greenway areas along the two rivers are in the floodway or are 
unprotected portions of the 100-year floodplain.  Along with Parks, Recreation and Open Space, 
Low Density Residential and Industrial land uses represent the three largest land uses within city 
limits.   A breakdown of each land use classification, parcel count and acreage is provided in Table 
3.6.   
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Table 3.6 - Existing Land Uses within City Limits 

Land Use Class Parcel 
Count Acres Percent of Total 

City Land Area 

Commercial 215 200 6.83% 

Industrial 82 410 13.98% 

Low Density Residential 2,629 687 23.46% 

Medium Density 
Residential 40 38 1.27% 

Institutional 88 312 10.66% 

Parks, Recreation, and 
Open Space 256 932 31.81% 

Vacant 240 351 12.00% 

 Total 3,550 2,930 100% 
 

The remaining study area, within the flood protection and outside of current city limits, is primarily 
in agricultural use (3,144 acres).  Areas designated as agricultural are currently undeveloped, 
creating ideal locations for future development when contiguous to city limits.   Multiple large lot 
residential developments occur throughout the area, comprising 151 acres.  A majority of these 
residences are single-family developments utilizing on-site septic systems, with a limited number 
having functions related to adjacent agriculture uses.  Other than residential development within 
the townships, recent development has occurred within city limits or has been annexed prior to 
construction.  This practice should be continued as more development occurs within the City’s full 
two-mile subdivision jurisdiction.  The City should continue to regularly review subdivision practices 
within the two-mile jurisdiction.  

As noted in Chapter 2, the City has the ability to extend subdivision authority for areas within two 
miles of the existing city limits, known as the two-mile extraterritorial area.  Future land uses within 
the extraterritorial area, outside of flood protection are comprised of mainly agricultural uses, as 
shown in Figure 3.10.  Polk County retains zoning authority over this area. 

The existing flood protection and highway system provide logical boundaries to divide East Grand 
Forks into three areas: the North Side, Downtown Core, and the Point, as shown in Figure 3.11.  The 
transportation system and historic development patterns provide unique characteristics for the 
future development of each area. 
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The North Side Existing Land Uses 
The North Side is segmented by MN 220, which provides a division of existing land uses.  Within 
city limits, the area to the west of MN 220 includes a large concentration of single family 
developments with scattered multiple family structures.  Recent residential subdivisions around 
the existing golf course have experienced some development, with many vacant lots remaining.  
The Valley Golf Course is located on the western edge of the North Side.  The Greenway and other 
neighborhood parks provide recreational opportunities in this area. The area also includes 
multiple public/institutional uses including the East Grand Forks High School, New Heights 
Elementary, and multiple places of worship.   

Various commercial uses line the MN 220 corridor through the North Side.  These uses include 
restaurants, retail opportunities, offices and repair services.  Additional commercial uses extend 
east of the MN 220 corridor along US 2.  There are a number of vacant lots mixed in with the 
existing commercial uses.  The remainder of the area east of MN 220 within city limits is a mixture 
of public/institutional, low density residential and medium density residential.  Northland 
Community and Technical College, Heritage Village, and the Civic Center are the primary 
public/institutional uses in the area.  The mobile home park and various apartment and 
townhome developments comprise the residential uses.   

The portions of the North Side lying outside of city limits are mainly comprised of agricultural use.  
Existing large lot residential developments are scattered throughout the area, with 
concentrations along the MN 220 corridor.  A single industrial use is located in the northwest 
corner of the intersection of 11th Avenue and US 2. 

Downtown Core Existing Land Uses 
The downtown core is the most developed of the three areas.  Downtown East Grand Forks 
straddles both sides of Demers Avenue from the Red River to 4th Street NE.  This area contains a 
variety of commercial and residential uses, providing the characteristics of a traditional 
downtown.  Commercial uses continue to line the Demers Avenue corridor as it intersects with 
US 2.  East Grand Forks City Hall, Sanford Health, Public Library, Riverside Christian and Scared 

Heart provide large 
public/institutional uses in the area.  
The Downtown Core provides three 
major recreational opportunities 
aside from connections to the 
Greenway system.  The Red River 
State Recreational Center, Sherlock 
Park, and Strauss Park provide 
ample recreational opportunities 
for area residents.   

Low density residential land uses are concentrated to the east of downtown.  These 
neighborhoods are representative of traditional neighborhoods with smaller lot sizes and rear 
alleys.  Medium density residential is located near and along the downtown corridor including 
large scale apartment structures and row homes.   
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Industrial land use dominates the area between the US 2 and US Highway 2 Business (US 2 
Business) corridors.  Much of the existing land is classified as industrial land use.  American Crystal 
Sugar is an agricultural based co-op that owns facilities and land within the city’s industrial 
concentration.  Industrial land use occupies 400+ acres which represents fourteen percent of total 
city land area.  Manufacturing, agricultural processing, and warehousing are example of industrial 
uses.  Industrial land uses are currently concentrated along the US 2 corridor on the eastern edge 
of East Grand Forks. Existing industrial uses throughout the city include American Crystal Sugar, 
Ryan Potato Company, Campbell Farms, Inc., Hawks Manufacturing, Inc. and Mayo 
Manufacturing.  The presence of vacant parcels throughout this area provide opportunities for 
additional industrial growth along the US 2 and US 2 Business corridors. 

The Point Existing Land Uses 
The final area, known as “The Point”, includes all portions of the study area south of the Red Lake 
River.  This area is home to a large portion of the city’s single-family residential lots with access to 
parks and open spaces. The area experienced a large amount of residential development following 
the 1997 flood and continues to be a prime growth location.  A vast majority of the residential 
development within the point is single family homes.  Multi-family developments (duplexes) are 
scattered throughout the area.  Recent subdivisions on the southern edge of development are 
vacant, and provide an opportunity for short term growth.   

Multiple public/institutional uses are located within The Point.  Central Middle School and South 
Point Elementary are located in the southeast corner of the Point, and serve as major traffic 
generators within the area.  The East Grand Forks Senior Center and two churches provide the 
remaining public/institutional uses.  Various parks, recreation, and open spaces are located within 
the Point, providing a variety of options within the neighborhoods.  Multiple connections to the 
Greenway provide additional opportunities for residents or visitors of the area. 

There are limited commercial and industrial developments within The Point.  Existing commercial 
opportunities in the Point are limited to a bank and gas station located along Bygland Road.  There 
are currently no industrial uses within the point.  Many residents must travel to other parts of the 
city and greater region for employment and shopping opportunities with the lack of commercial 
and industrial uses in the Point.   
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3.5 EXISTING ZONING 
The existing land use section describes how land is currently used in East Grand Forks. Ultimately, 
land use is regulated by the municipal zoning code. As a home rule municipality, the City of East 
Grand Forks is granted the power to regulate land use within city limits. The City exercises this 
authority in the form of standard zoning (Euclidean zoning), which governs the purposes for which 
land can be used and maintains separation of incompatible uses. In addition, zoning allows the city 
to regulate the intensity of use, set spatial requirements such as lot sizes and setbacks, and limit 
building height and bulk.  

East Grand Forks has nine formal zoning districts listed below and shown in Figure 3.12:  

• C-1 Downtown Commercial 
• C-2 Highway Commercial 
• I-1 Light Industrial 
• I-2 General Industrial 
• R-1 Single Family Residential 
• R-2 Two-Family Residential 
• R-3 High Density Residential 
• PUD Planned Unit Development 
• UER Urban Expansion Reserve 

This zoning scheme is more generalized than the data reported in the existing land use discussion 
above, although the two are very similar. However, zoning should be analyzed independently for a 
few reasons.  

A comparison of the existing zoning map to the existing land use map can be used to determine if 
City regulations are having the intended effect, are out of date, or require amending. There are 
currently more acres of land zoned for commercial, industrial and residential uses than those 
designated for the same land use type in the existing land use plan.  Currently, 464 acres of land are 
zoned within the two commercial districts (see Table 3.7), while approximately 200 acres of land 
are designated as commercial within the existing land use plan.  Similarly, 1,704 acres of land are 
zoned in the residential districts, while 725 acres are currently designated with as a residential land 
use (an excess of 979 acres).  There are likely two major contributors to these disparities: vacant 
land and inclusive zoning districts.  The zoning of vacant land that is yet to be developed is a major 
contributor to the discrepancy.  This is a common mechanism used as an economic development 
tool for promoting development that may by shovel ready.  Additionally, this comparison reveals 
that the existing zoning districts are not as stratified as the land use categories. For example, the 
city code does not provide a separate zoning district for public facilities such as schools, churches, 
and city buildings. These types of facilities are generally located within the commercial districts.  
Additionally, a large majority of the parks, recreation and open spaces uses are zoned within the 
residential districts.  As the city grows, it may be desirable to establish an additional zoning 
designations for these categories.   
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Additionally, understanding the allowed uses for existing parcels is essential to plan strategic infill 
development. The future land use plan (Chapter 6) proposes new mixed-use areas, which would 
permit a combination of commercial with residential in some locations and commercial with 
industrial in others. Knowing the locations of existing residential, commercial, and industrial districts 
is important because mixed-use developments tend to be most successful when they blend with 
surrounding uses.   

Table 3.7 - East Grand Forks Zoning Breakdown 

Zoning District Parcel 
Count Acres Percent of Total 

City Land Area 

C-1 Downtown Commercial 72 29.8 1.0% 

C-2 Highway Commercial 211 334.0 10.7% 

I-1 Light Industrial 83 170.6 5.4% 

I-2 General Industrial 41 528.9 16.9% 

PUD Planned Unit Development 447 156.5 5.0% 

R-1 Single Family Residential  2,197 1,442.6 46.1% 

R-2 Two-Family Residential 452 133.8 4.3% 

R-3 High Density Residential 7 10.7 0.3% 

UER Urban Expansion Reserve 25 296.8 9.5% 

Agricultural 7 26.9 0.9% 

Total 3,542 3,130.6 100.0% 
 

C-1 Downtown Commercial 
The Downtown Commercial District is intended to 
guide development in the downtown area toward 
unified design objectives with the purpose of 
enhancing the function and appearance of the city 
core. Less than one percent of city acreage is zoned 
for downtown commercial. Permitted uses in this 
district include art galleries and museums, 
restaurants and bars, office buildings, parking 
garages, and government facilities. This district 
currently allows the only form of mixed-use 
development by permitting residential uses on the 
upper floors as a use by right. 

C-2 Highway Commercial 
The Highway Commercial District comprises 10.8 
percent of the total city area. This district is intended 
to facilitate commerce and increase the taxable value 
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of land in East Grand Forks by locating commercial development along primary transportation 
corridors. Permitted uses in the Highway Commercial District include retail clothing outlets, 
grocery stores, hotels and motels, as well as public and private schools.  

I-1 Light Industrial 
The Light Industrial District comprises 5.5 percent of the total city area. This district provides 
land for some traditional industrial activities and industrial resale outlets. It is intended to allow 
the city to meet some basic industrial needs while limiting the intensity of industrial land use. 
Permitted uses include auto repair shops, greenhouses, laundries, warehousing, and wholesale.   

I-2 General Industrial 
The General Industrial District comprises 17.0 percent of total city area, and is the second most 
used, in terms of total acreage, district after single-family residential. This district is intended to 
provide land for the most intensive industrial uses and maintain separation from incompatible 
uses. General Industrial includes facilities with large resource requirements, environmental 
impacts, etc. Permitted uses include manufacturing, landfills, solid waste processing, and 
wireless communication facilities.  

R-1 Single-Family Residential 
The Single-Family Residential District comprises more than 46 percent of total city acreage and 
more than 91 percent of total residential acreage (excluding PUD). This district is intended to 
serve the population who lives in detached, single-family homes, the majority of whom are 
homeowners. There is little variance in the size and orientation of R-1 lots. Although single 
family housing is the primary use of this district, other compatible uses are permitted, such as 
parks and open space, public and private schools, government buildings, and religious 
institutions.  

R-2 Two-Family Residential 
The Two-Family Residential District comprises 4.3 percent of total city acreage and 8.5 percent 
of total residential acreage (excluding PUD). This district is intended to provide an alternative 
housing choice to single-family housing. It includes town houses, twin homes, and other two-
family dwellings. Institutional buildings are permitted, as well as R-1 housing.  

R-3 High Density Residential 
The High Density Residential District is intended to provide affordable housing and increased 
housing choice. However, this district comprises less than 1 percent of total city acreage and 
only 0.1 percent of all acreage that is used for housing. Given East Grand Forks’ status as a 
“bedroom community,” a market for more high-density housing may not have historically 
existed. Ultimately, however, the expansion of high density residential can help the city become 
more compact and prevent large, unbroken areas R-1 zoning. Buildings in the R-3 district include 
apartments and condominiums, dormitories, and public institutions.   

PUD Planned Unit Development 
The Planned Unit Development District comprises 4.7 percent of the total city area. The PUD 
allows for the development of large tracts of land under single or unified ownership. This 
provision helps streamline the development process and integrate unified master plans into the 
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community. The PUD provides greater flexibility toward housing style than is possible in other 
districts. Additionally, the PUD allows for the provision of common space by a private 
landowner, similar to a homeowner’s association.  

UER Urban Expansion Reserve 
The Urban Expansion Reserve District comprises 9.5 percent of the total city area. It is intended 
to preserve areas with little to no development for future city growth. The application of this 
district reduces potential conflicts where urban and rural development meet. Rural residential 
and agriculture are the predominant uses in the UER.    

Additional Uses 
In addition to the nine primary municipal zoning districts, there are 27 acres of agricultural 
parcels with no specific zoning designation.  The zoning ordinance also includes two overlay 
districts, Floodway District (FW) and Flood Fringe District (FF), which include floodway areas 
defined by the Federal Insurance Administrations within the Official Flood Plain Zoning Map and 
are not shown on the Figure 3.11. These districts are intended to prohibit the development of 
many permanent structures within the floodway and floodplain.   
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