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6 FUTURE GROWTH AND LAND USE 

6.1 INTRODUCTION 
Planning for future growth is an important step in a community’s longevity and vitality.  Tying these 
future planning efforts to realistic growth projections informs accurate future household needs; 
land consumption; infrastructure needs; demand for city facilities, services and utilities; and 
transportation system investments. 

6.2 FUTURE POPULATION GROWTH AND LAND USE CONSUMPTION 
An essential step in planning for land use, especially in a long-range plan such as the East Grand 
Forks 2045 Land Use Plan, is to forecast general land consumption patterns. The extent of a city’s 
long-term spatial growth is tied to changes in population, households and employment. 
Expectations of growth drive every aspect of land use planning, including the decisions to annex 
land, zone for varying housing types, and approve new subdivisions. Therefore, it is critical to make 
meaningful forecasts of population change to estimate land consumption across the 30-year 
planning horizon. 

To gauge future housing needs and land use consumption for the life of this planning document, 
the future population must be estimated.  The 2010 Census calculated a population for the City of 
East Grand Forks of 8,604 people, which was used as the baseline population for estimating future 
populations.  Past population trends were discussed in Chapter 3 of this document, and are 
typically used to forecast future population growth. Over the last 50 years, the population of East 
Grand Forks has grown slowly but steadily, ranging from 0.1 percent to 1.4 percent annually, 
excluding a brief period of decline that is attributed to the displacement of residents following the 
flood in 1997. This range of historical growth – 0.1 percent to 1.4 percent – was the basis for three 
alternative growth scenarios. These scenarios were: low growth (0.6 percent); medium growth (0.9 
percent); and high growth (1.2 percent). These rates provided an increase of 2,004 to 4,458 people 
over a 30 year span, as shown in Figure 6.1.   

Figure 6.1 – Population Growth Scenarios 
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These rates were compared against past trends, demographers’ estimates, and steering committee 
input to determine a realistic estimate. As a result of this review, a 0.90 percent annual population 
increase was selected to inform the 2045 Land Use Plan.  The 0.90 percent rate of growth was 
applied annually, starting from 2010 to calculate a 2045 population of 11,773 people, as shown in 
Table 6.1 

Table 6.1 - 2045 Population Growth Estimates 
 Population Estimate Growth 

2010 8,604 - 

2015 8,998 384 

2020 9,410 412 

2025 9,842 432 

2030 10,293 451 

2035 10,764 471 

2040 11,257 493 

2045 11,773 516 

Total 3,169 

Growth Timeframes 
The projected population for 2045 is an important piece of the overall land use plan, as it allows 
for future household and employment estimates to be developed.  These estimates inform future 
housing needs and overall land consumption projections.  Growth timeframes are developed 
within the future land use plan to organize specific benchmarks for decision making throughout 
the plan.  Three timeframes will be used throughout this document: 

• Near Term – 2015 to 2025 
• Mid Term – 2025 to 2035 
• Long Term – 2035 to 2045 

2045 Land Use Consumption 
The East Grand Forks Land Use Plan focuses on two types of land consumption: land required for 
housing and land required for employment centers. The future populations of the near, mid, and 
long term growth timeframes were analyzed to determine the amount of land needed to support 
these populations.  This analysis utilized current and historic housing and employment densities, 
employment sector splits, and household size data to define the future acreage consumption.  
Appendix D outlines the process used to determine the forecasted land use consumption for 2045.   

The process described within Appendix D provides forecasts for future land consumption to 
support the additional population projected for 2045.  The acreage consumption provided in 
Table 6.2 is used to inform multiple elements within the land use plan. 
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Table 6.2 - Forecasted 2045 Land Use Consumption 

Growth Period 
Industrial 
Land Use 

Consumption 

Commercial 
Land Use 

Consumption 

Low Density 
Residential 

Consumption 

Medium 
Density 

Residential 
Consumption 

Total 

Near Term 
(2015-2025) 41 acres 28 acres 64 acres 16 acres 149 

acres 

Mid Term (2025-
2035) 45 acres 31 acres 69 acres 18 acres 163 

acres 

Long Term 
(2035-2045) 49 acres 34 acres 76 acres 19 acres 178 

acres 

Total  135 acres 93 acres 209 acres 53 acres 490 
acres 

 

According to this analysis, approximately 490 acres of growth are estimated for consumption to 
support the 2045 population for East Grand Forks.  This information plays a key role in the 
development of the future land use plan and the plan strategies described in Chapter 7. 

6.3 FUTURE LAND USE 
A future land use plan is a very important part of a city’s comprehensive plan. A future land use plan 
is formed to guide long term development within a city and its future growth areas. A plan that is 
presented clearly can assist when making challenging choices for what is best for the community as 
a whole.  This plan is intended to assist in making development decisions by addressing how, why, 
when and where future development/redevelopment may occur. A future land use plan also 
provides a basis for zoning decisions by appropriate commissions and agencies.   

The future land use plan should be considered a living document. The specific future land use plan 
should be referred often and modified through a public process as needed.  These modifications 
can result from zone change applications that are inconsistent with the land use plan but supported 
by city staff and elected officials, shifts in trends, infrastructure changes or change in property 
ownership.   

Existing conditions and public input play a major role in the development of a future land use plan.  
Existing land use and zoning, recent development patterns, the existing street network, topography, 
water features and public features are used to define future priority growth areas that are 
compatible with existing uses.  The public’s desire for diverse housing opportunities at a variety of 
affordability levels, for example, is also considered within the plan.  To accommodate this desire, 
future residential land uses of various density categories are strategically placed within new growth 
areas to encourage diverse housing types. 

The land use plan focuses on infill of vacant or underutilized properties and growth of the 
undeveloped fringe areas of the city.  A majority of the infill development is focused within 
Downtown East Grand Forks and along major transportation corridors where vacant or 
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underutilized properties exist and infrastructure is already available.  The goal for these identified 
areas is future development that is compatible with its surroundings while meeting the needs of 
the community’s anticipated growth. The defined infill areas are surrounded by existing residential 
development.  The redevelopment of these parcels will provide additional employment, shopping, 
and service opportunities to surrounding residents.  

Preferred Future Land Use Plan 
The preferred future land use plan is shown in Figure 6.2.  Two land use plans were developed 
early in the planning process, as described in Chapter 1.  The two alternatives contrasted 
development densities and locations, with one alternative considering dense infill development 
and the other considering fringe development. The review of the two alternatives by the steering 
committee allowed for the development of the preferred land use plan. 

The future land use plan includes a larger growth area than the anticipated growth over the next 
30 years, as previously described.  Nevertheless, the areas shown for future growth remain within 
the levee boundary, which is the designated study area for this plan.  Areas outside of the flood 
protection within the two-mile extraterritorial area experienced no change in the future land use 
plan, and should remain consistent with the existing land uses (Figure 3.10). To guide 
development in a manner that provides for the health, safety, and welfare of East Grand Forks 
residents, a land use plan that provides a variety of development options for various growth areas 
around the community is advantageous.  This additional area provides options for city staff, policy 
makers and developers during the review process.  The intent is not for all areas of the future land 
use plan to be developed by 2045.  The phasing plan, discussed later in this chapter, provides 
guidance for logical growth areas within each of the three growth timeframes. 

Adoption of the future land use plan does not require the immediate rezoning of any properties.  
The land use plan is meant to serve as a guide for the location of future development, and should 
be referenced by the City to inform land use and zoning decisions.  Good planning practices of 
orderly development and avoiding leapfrog development are of critical important to the cost 
effective, high quality growth of a community.  These principles should not change simply because 
the land use plan designates a land use in an area not well-poised for orderly growth. 
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Land Use Designations 
The land use designations used within the future land use plan are listed and described in Table 
6.3.  The 2045 land use plan includes additional land use classifications beyond those considered 
in past long range planning efforts. Residential land use has been divided into two separate 
classifications:  Low Density Residential and Medium Density Residential.   The stratification of 
residential land uses into the two categories allows the future land use plan to promote greater 
housing diversity and introduce buffers between higher and lower intensity uses.  Additionally, 
two new mixed-use land use classifications are presented in the future land use map.  The two 
mixed-use land use classifications were are mixed-use commercial/residential and mixed-use 
commercial/industrial.   

Table 6.3 - East Grand Forks Land Use Descriptions 

 

Commercial 
The commercial land use classification is represented in red on the future land use plan. The 
classification represents retail, sales and services businesses such as general retail, convenience 
stores, restaurants, gas stations, hotels and big box chain retail make up the commercial land 
use designation.  Commercial land uses tend to be major trip generators attracting higher 
volumes of traffic.  This characteristic makes commercial uses more compatible along highly 
classified roadways with appropriate access management. Additionally, it can make commercial 
land use less compatible with residential neighborhoods, depending on the layout of the 
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development.  However, the development of small scale neighborhood retail can provide a 
gathering space for neighbors and reduce trips to other parts of the city for the same goods 
and/or services.  Neighborhood commercial uses also provide localized opportunities for 
employment within walking distances from residential areas, improving livability for various 
populations. 

Areas of commercial concentration within 
the future land use plan are located 
mainly along MN 220, US 2 and Demers 
Avenue in downtown East Grand Forks.  
These corridors provide high visibility and 
good vehicular access for the commercial 
establishments. These development areas 
tend to be auto focused, requiring the use 
of auto or bus transportation to access the development.  Commercial infill has been identified 
within the future land use plan along these corridors as a continuation of the existing districts.  
As commercial development occurs in these locations, it will be important for the city to manage 
access points along the highly classified corridors and increase access from transit and non-
motorized traffic to the extent possible. 

The future land use plan includes two new areas of commercial designation within the Point.  
The Point currently contains nearly half of the city’s households with very little supporting retail.  
A bank and gas station provide the limited commercial opportunities on the north end of the 
Point.  The lack of retail opportunities in this area forces residents to travel north for a majority 
of their shopping and recreational activities.  Two undeveloped properties along Bygland Road, 
to the northwest of Central Middle School, have been designated for future commercial use in 
the future land use plan.  These nearly six and seven acre parcels provide an opportunity for the 
development of neighborhood scale retail development that does not existing in the Point.  The 
visibility from Bygland Road adds to the desirability of these lots. The second area designated 
for future commercial development is located along Rhinehart Drive, south of the existing city 
limits. The potential for a south end bridge crossing at some point would increase the 
importance of Rhinehart Drive for the overall roadway network.  The future land use plan has 
accommodated the construction of a south end bridge in the future.  No specific timeline has 
been determined for its construction, which may be far beyond the planning horizon of this 
document.  However, the construction of the bridge would result in higher traffic volumes along 
Rhinehart Drive making it a prime location for commercial development, as shown in the plan.  

Industrial 
The industrial land use classification is represented as purple on the future land use plan.  
Industrial related businesses such as manufacturing, trucking, rail, automotive and agriculture 
related industrial uses form the industrial land use.  The designation is essential within any 
community as it provides a majority its residents’ jobs.  Industrial development also increases 
the need for commercial, residential and public land uses, which provide services for the 
industry and its employees.  There are generally two forms of industrial development, typically 
aggregated within a city’s zoning ordinance.  One form allows for heavier industrial uses, such 
as American Crystal Sugar and other agricultural product processing facilities.  The other 

58 
 
 



includes lighter types of industrial development such as manufacturing and warehousing.  Both 
types are included within the single industrial land use category within this plan. 

Existing industrial land use concentrations are located on the eastern edge of the city along the 
US 2 and US 2 Business corridors.  A majority of 
these businesses are related to agricultural 
processing of agricultural commodities produced in 
the region. As a result, existing uses produce large 
amounts of truck traffic, noise and/or odors.  For 
this reason, future industrial uses are organized as 
infill or near other existing industrial uses.  Outward 
industrial growth occurs beyond the current city 
boundary along a stretch of US 2 which curves south 
and intersects with the junction of US 2 Business, 
extending the industrial footprint of the city.   

Commercial/Industrial 
The Commercial/Industrial classification is denoted with a red and purple hatching on the future 
land use plan.  The introduction of the Commercial/Industrial designation was designed to 
provide additional flexibility for city staff and elected officials during the development review 
process.  This designation is intended to allow a mix of uses otherwise allowed within the 
individual commercial or industrial designations. The mixture of uses could occur within a single 
use, such as the retail sale of an industrial manufactured product (i.e. industrial pipe retailer).  
These uses tend to be larger in size, but generate higher traffic volumes than the standard 
industrial use.  Additionally, this designation could allow for the development of a horizontal 
mix of commercial and industrial development.   

Two locations have been designated as commercial/industrial in the future land use plan.  These 
locations can serve as a buffer between intense industrial uses and lower intensity commercial 
or residential uses.  They also provide for a transition between existing uses and future 
commercial/industrial uses.  The first location is located north of US 2 which includes existing 
industrial development.  The placement of the commercial/industrial designation in this area 
allows for future redevelopment of the existing site and development of a mixture of uses to 
the east.   The second location is located near the junction of US 2 and US 2 Business Route as 
identified on the future land use map. This location is near existing commercial land uses, but 
limited future access points may inhibit its use for future commercial development.  The 
designation of Commercial/Industrial allows flexibility for how this area can be developed. 
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Public/Institutional 
The public/institutional land use designation is identified in blue on the future land use map.  
Public/Institutional land uses include religious, government, educational and health care 
institutions.   This classification represents schools, religious institutions, colleges and 
universities, hospitals, government facilities and event facilities.  Examples of existing 
public/institutional uses within East Grand Forks include the public and private schools, 
churches, city hall, and Northland Community and Technical College.  

No additional areas have been designated as public/institutional within the future land use plan.  
These locations are driven by population growth and the future needs of a community.  For 
example, major residential growth on the north side of town may warrant the construction of 
a new fire station to service the new growth area.  Public/Institutional uses are sometimes sited 
based on availability of affordable land.  These characteristics make the identification of the 
locations and sizes of future public/institutional uses challenging within a long range planning 
document.  As development continues to occur within the City of East Grand Forks, the city 
should ensure that adequate access to these facilities is provided. 

Mixed Use Residential/Commercial 
The mixed use category is identified on the future land use plan in a yellow and red hatch.  This 
classification represents a mixture of retail, sales and services uses with residential dwellings 
within the same area.  Mixed use areas can utilize vertical (commercial on the ground floor and 
residential above on same lot) and horizontal (commercial and residential adjacent upon the 
same site or within the same development).  Residential housing associated with mixed-use is 
typically medium density consisting of attached housing or apartments.  

This development typology has been included in many traditional downtowns, including East 
Grand Forks, but has expanded in recent years as a current development trend.  The traditional 
use of mixed use within downtown developments is vertical in nature, with a commercial 
anchor on the ground floor with one or two upper floors of residential uses.  This development 
type has expanded into the recognized mixed use development of today.  Commercial uses are 
still used to anchor the development on lower floors, but the amount of medium density 
residential uses is increased and visually more prominent in new developments.  A recent 
example of this is located on the corner of Demers Avenue and 4th Street NW within downtown 
East Grand Forks. 

The mixed use category has been used to designate potential infill areas within the city’s core.  
These areas include the existing mall parking lot, the vacant Simplot development, and vacant 
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parcels along MN 220.  Additionally, the mixed use designation has been used for green field 
development to the north along MN 220 and to the south along Rhinehart Drive.  These 
locations serve as a buffer between major transportation corridors and lower intensity 
residential uses.  They also provide an opportunity for neighborhood retail development.   

Low Density Residential 
Low density residential uses are identified in 
yellow on the future land use map.  Low 
density residential consists of traditional 
neighborhood developments including 
single family households, mobile home 
parks and two family households.   Twin 
homes, townhomes and duplexes are also 

suitable within this land use designation, particularly in areas of transition from higher intensity 
land uses, such as medium density residential, commercial, or industrial development.  Areas 
with this classification should be developed in manner that extends the existing street network 
while providing for logical extensions of city services and utilities.   

The low density residential use provides a majority of the city’s future households to support 
the future population.  Infill low density residential growth within vacant city parcels makes use 
of city water and sewer services and existing or platted roadways currently provided by the city.    
The platted residential lots around the golf course and locations at the southern end of the 
Point provide large opportunities for residential infill.  

Large areas of outward low density residential growth outside of current city limits occur to the 
north and south of the city.  Low density residential growth surrounding the golf course and 
storm water drain allows for the continuation of existing development.  The access to existing 
and future recreational opportunities provide well for future residential development.  The area 
is well poised for a variety of development types including golf course development and smaller 
lot sizes near future medium density and mixed use developments.  Large areas of future low 
density residential are included to the north and east of Northland Community and Technical 
College.  These areas are setback from higher intensity uses with the use of medium density or 
mixed use buffers.  The proximity of nearby employment and retail opportunities prime the 
area for low density development.  These large areas offer an opportunity for a variety of 
housing styles with nearby access to existing transit services.  

The final area designated for low density residential development is located within the Point, 
south of Greenway Boulevard.  This area has experienced recent development of varying styles.  
As noted in the commercial land use discussion, the potential for a south end river crossing has 
been considered relative to the location of future residential development in the Point.  Tracts 
of low density residential have been designated on either side of Rhinehart Drive within the 
future land use plan.  This allows for the continued momentum from the development to the 
north with access to future retail opportunities and a potential connection to Grand Forks. 

61 
 
 



Medium Density Residential 
The medium density residential designation is identified in orange on the future land use plan.  
The medium density residential land use is comprised of two family households, townhomes 
and apartment complexes, with the purpose of providing for multiple family dwellings.  As 
previously mentioned, this stratification has not been historically used in long range planning 
efforts for the City of East Grand Forks.  However, the inclusion of an additional residential 
stratification allows for the planning of a greater diversity of housing styles and provides buffers 
between uses. 

Medium density residential land uses are shown in the future land use plan near the fringe of 
current city limits.  A concentrated area of medium density residential land use is located on 
the north edge of the city in the newly annexed area.  This location provides a buffer between 
MN 220 and adjacent low density uses.  Additional areas of medium density residential are 
located to the east of Northland Community and Technical College.  These areas not only 
provide a transition between uses, but provide additional housing options for students of the 
college.   

There are two locations designated for future medium density residential use within the Point.  
The first is a nearly eleven acre parcel along Bygland Road.  This location is well served by future 
commercial uses to the south, with easy access to Bygland Road.  Medium density development 
in this location would increase housing diversity in the area.  The final areas are located south 
of Greenway Boulevard on either side of Rhinehart Drive.  These areas provide a transition 
between the roadway and adjacent uses while providing for additional housing types in the 
area. 

Parks, Recreation and Open Space 
The parks, recreation, and open space designation is identified as light green in the future land 
use map.  Parks, recreation and open space areas will remain undeveloped as public open space 
or developed as parks and/or trails.  Areas of the parks, recreation and open space designation 
within the City of East Grand Forks exist along the Red River and Red Lake River as part of the 
Greenway system.  Existing park and recreational spaces owned by the City or State agencies 
throughout the city are included within this category.  A ten acre parcel of land, located to the 
east of the golf course, was recently dedicated for the development of a park.   

The parks, recreation and open 
space category comprises 30 
percent of all existing land 
within city limits, the largest 
percentage of all land use 
categories.  With the large 
amount of existing parks, 
recreation areas, and open 
spaces, the City should carefully review new park land dedications as new subdivisions are 
proposed to assess the need, size, and function. Since parks are an integral part of 
neighborhoods, it is assumed that parks or recreation areas will be designated and developed 
within future residential subdivisions, but they are not shown in the future land use plan.  The 
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size and location of these future spaces is greatly dependent on the layout of a development, 
poising challenges for identifying specific locations in a long range document.  Storm water 
detention will be required within new subdivisions, regardless of park land dedication.  These 
locations present the opportunity to expand the parks, recreation, and open space network of 
the city and create a destination within the development. The City’s current park land 
dedication ordinance should continue to be referenced and enforced as new development 
occurs.   

Agricultural/Urban Expansion Reserve 
Agricultural land use is shown in dark green on the future land use plan.  This designation is 
intended to represent undeveloped areas that are currently or were historically involved in 
some form of agricultural production within the existing flood protection.  Areas designated as 
agricultural land are located outside of future development areas, and serve as an interim urban 
expansion reserve.  At this time, these areas serve as a reminder of the importance of defined 
edge between urban and rural, which will help to preserve the agricultural qualities of the 
region.  Furthermore, this distinction will help encourage an efficient and orderly development 
pattern within the city and surrounding area.  These areas are best suited for agricultural land 
until the extension of city services makes development feasible, preventing urban sprawl.  At 
that time, the city should reevaluate the land use plan, and consider updates to designate uses 
other than agricultural. 

Infill Opportunities 
The vacant land use classification was identified in gray on the existing land use map included in 
Chapter 3.   These vacant parcels provide an excellent opportunity for infill development in areas 
already serviced with city infrastructure.  Additionally, underutilized properties were identified 
during the data collection phase of the project process.  These properties include vacant or 
deteriorating structures that provide an opportunity for redevelopment.  The locations of 
proposed infill development of existing vacant and underutilized properties are identified in 
Figure 6.2. 

A majority of the vacant platted residential lots are included in Water’s Edge Addition 
(surrounding the golf course) on the north side, and Peabody’s Addition, Point of the Woods 
Addition, and Riverview Addition, all located within the Point.  These vacant lots are the primary 
infill focus for low density residential land use within both the future land use and phasing plans.  
The infill of other vacant residential parcels is also included within the future land use plan.   

Vacant commercial properties along the MN 220 and US 2 corridors and vacant industrial 
properties along the US 2 corridor provide opportunities for infill development.  Similarly to the 
residential infill, the lots are likely served by existing infrastructure.   
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Redevelopment of underutilized properties 
has been identified within the future land 
use plan.  There are four parcels where this 
redevelopment is focused.  The first location 
is the existing mall parking lot, located to the 
south of 4th Street NW.  The property is 
located within Downtown East Grand Forks 
and is one of the last redevelopment opportunities within the downtown that does not include 
removal of existing buildings and potential relocation of occupants.  Development of this site 
would require the construction of alternative parking facilities for both the new development and 
existing surrounding properties.  This is not an unachievable obstacle, but should be considered 
as part of the redevelopment of this parcel. 

The second redevelopment opportunity is located in the southeast corner of Demers Avenue and 
US 2, also known as the former Simplot and Ryan Potato sites.  The visibility from US 2 and easy 
access make these properties prime for redevelopment.  The former Simplot site has been 
identified as an opportunity for mixed use redevelopment with proximity to nearby residential 
developments.  The Ryan Potato site has been identified for commercial redevelopment to serve 
as buffer from existing industrial properties to the east. 

The third redevelopment site is located in the southwest corner of US 2 Business and 2nd Avenue 
NE.  These lots currently contain vacant industrial uses with access to existing utilities.  The lots 
are relatively small in size, but provide an opportunity for commercial redevelopment within the 
City’s core. 

The final redevelopment opportunity is located in the northwest corner of US 2 and 11th Avenue 
NE.  This area includes six lots located just outside of city limits.  The current layout includes 
multiple buildings to serve the current use.  There may be opportunities for redevelopment of a 
portion or the entire development. 
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