
  Memorandum 

SRF No. 8852 

To: Teri Kouba, Planner 
Grand Forks – East Grand Forks MPO 

From: SRF Consulting Group, Inc. 
Date: November 24, 2015 
Subject: Area Concept Plans 

 

A preferred land use plan was developed for the City of East Grand Forks to guide development 
decisions into 2045.  This plan provides a basis for future zoning decisions to be compared to and 
serves as a tool between developers and city staff.  Three identified priority development sites, shown 
below, were identified within the future land use plan and an area concept plan was developed for 
each.  Each area concept plan 
provides detail beyond the land use 
plan; defining lots, street right-of-way, 
and other enhancements.  These 
master plans should serve as an 
additional tool for the city to use when 
working with property owners or 
perspective developers.  The preferred 
future land use plan was used as a base 
to define the location of each land use 
type, while the existing zoning 
regulations were used to define 
dimensional standards.  Two 
alternatives were developed for each 
location, and were presented to the 
project steering committee.  A 
preferred concept plan was developed 
based on this review, and finalized 
into the format presented in this 
memorandum. These plans represent 
a single example of how the specific 
areas could be developed, and does 
not require the land to be subdivided 
as such.  

The following memorandum will 
provide an overview of the existing characteristics of each location, the proposed concept plan, and 
advantages/disadvantages to the plan as proposed. 

Area Concept Plan Locations 
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Location 1 

The first area concept plan, Location 1, was developed for an 80 acre region located to the north of 
23rd Street NW, between 8th Avenue NW and MN TH 220.  The eastern 40 acres of Location 1 was 
recently annexed into the City of East Grand Forks, while the remaining 40 acres remains within the 
township’s jurisdiction.  The area is comprised of existing agricultural land, other than an existing 
drainage ditch which segments the parcel from east to west.  The 180-foot wide ditch continues west 
of the area concept plan location, carrying storm water to retention ponds in the Valley Golf Course.  
The area is generally flat, with limited elevation changes across the 80 acres.   

The concept area is surrounded on three sides with existing development and three established 
roadways, 8th Avenue NW, 23rd Street NW and MN TH 220.  The development to the south and west 
is currently annexed into the city and serviced by municipal utilities, lessening any challenges for future 
extension into Location 1.  There is an existing 50-foot utility easement parallel to the 23rd Street NW 
right-of-way which will affect the buildable area of lots along the north side of the street.   

The area concept plan used the land uses defined in the preferred land use plan to begin the master 
planning effort.  The western half of Location 1 was identified as low density residential, with the 
remainder identified as medium density residential and mixed-use.  The proposed plan includes a total 
of 105 single-family lots, three twin home lots and seven multi-family lots ranging in size.  Additionally, 
one commercial lot and six mixed-use lots are included on the eastern side of the plan.  The single-
family lots were developed to conform to existing dimensional standards of the R-1, R-2 and R-3 
districts.  Lots to the north of the drain conform to R-1 requirements, while the remaining targeted 
the minimum lot size of 7,400 square feet as allowed in the R-2 and R-3 districts.   

Where possible, connections to existing streets outside of the concept area where made (i.e. 5th Street 
NW).  These connections allow for access management standards to be maintained and establish 
connectivity into existing developments.  Additionally, suggested future connections are included on 
the concept plan with black arrows.  These locations are included as a consideration that should be 
made while reviewing future proposals.  A frontage road is proposed parallel to MN TH 220, mirroring 
the existing frontage road to the south. 

To facilitate a trail connection through Location 1, and strip of land along the northern edge of the 
drain is proposed for dedication in this plan.  This strip could be dedicated to the City/Park District 
for the development of a trail that would connect to the existing sidewalk along 23rd Street NW and 
allow for future connections to the golf course and eventually the Greenway.  Additional park land 
dedications are suggested between the residential properties to the north to provide a connection to 
future development.  A trail easement is proposed between two of the mixed-use lots to provide a 
trail connection to these destinations. 
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Location 1 Advantages 

• Logical extensions of existing streets made into the area to assist with access management on 
highly classified roadways. 

• Trail construction throughout the area provide a future connection between the existing city core, 
future residential growth areas, the golf course, and the Greenway. 

• The proximity of an existing transit route and stop near the area provides easy access to the transit 
system for a large portion of the study area. 

• Residential lots throughout the concept area vary in size, creating an opportunity for a variety of 
housing options.   

• Commercial development along MN TH 220 provides access for jobs and retail opportunities 
within a close proximity to residential uses.  

• The existing drain is designed to handle the storm water runoff for the area.  Therefore, no 
additional on-site retention is required in the concept area.   

• City utilities are currently in place near the concept area to service existing development to the 
south and west.  Future connections can likely be made to the existing infrastructure. 

Location 1 Disadvantages 

• The extension of 3rd Avenue NW to the north will result in the City’s responsibility for half of the 
roadway construction/maintenance when parallel to the drain.  3rd Avenue provides an important 
connection into the area, while maintain access management regulations along 23rd Street NW.  To 
remedy this challenge, 3rd Avenue NW was terminated as soon as possible.  

• The exiting 50-foot utility easement along 23rd Street NW limits the buildable area of the lots along 
the north side of the roadway. 

• Existing drain becomes a barrier between the northern and southern portions of the concept area. 
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Location 2 

The second area concept plan, Location 2, is located to the north of US Highway 2 just east of existing 
city limits.  The nearly 200 acre area includes existing industrial developments and a single residential 
dwelling.  Location 2 is entirely located outside of existing city limits.  Other than the existing 
developments along US Highway 2, the area is comprised of land in agricultural production.   

There is existing development to the west and south of Location 2.  Development to the south of US 
Highway 2 is comprised mainly of industrial businesses.  Develop to the west includes primarily multi-
family residential with some commercial uses.  Northland Community and Technical College is also 
located nearby making this area prime for multi-family development.  

US Highway 2 provides the southern boundary of the concept area.  There is an existing gravel 
frontage roadway parallel to the north side of the highway. 11th Avenue NE, a rural gravel road, 
extends into the subject area from the south and continues north of the levee. 

The preferred future land use plan identified multiple land uses within Location 2.  The southern 
portion includes commercial and commercial/industrial uses, and the remaining portion includes low 
and medium density residential.  The proposed master plan includes a total of 206 single-family lots, 
28 twin home lots, and five multi-family lots.  The single-family lots were created to achieve the 
minimum lot size allowed within the R-2 and R-3 districts with the goal of creating affordable housing. 
The southern half of the area includes a mixture of mixed-use, commercial, industrial and 
commercial/industrial lots of varying sizes.  The mixture of lot sizes allow for a diversity of 
development types, especially within the commercial/industrial land use category.  

Two regional storm water retention ponds have been included in the area concept plan.  These ponds 
could be designed to handle storm water runoff from the surrounding properties – reducing or 
eliminating the need for individual ponds.  There are two options that could be used for the 
development of the ponds.  The first option would include dedication of the park/open space to the 
City for use as a park and retention area.  This process would require the City to maintain the pond, 
but provides the surrounding space as a park.  The second option would maintain the storm water 
areas as individual lots owned by a property owner of neighborhood association.  This process requires 
additional agreements during the review process, but reduces the City’s maintenance responsibilities.   

Roadway connections are provided to existing dedicated right-of-way or into new growth areas to the 
extent possible.  Four north/south roadways are included for the full length of the area concept plan.  
6th Avenue NE and 11th Avenue NE currently extend south of US Highway 2.  The other two 
proposed roadways are intended to connect to the US Highway 2 Frontage Road only.  19th Street NE 
and 17th Street NE provide an east/west connection through the entire area.  These roadways provide 
important connections from existing development into the new growth areas. 

A trail has been proposed along 17th Street NE with connections between the proposed residential 
and commercial/industrial uses.  The proposed trail not only provides for recreational opportunities 
for residents, but also provides a non-motorized form of travel between places where people, work, 
and play. 
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Location 2 Advantages 

• Logical extensions of existing streets made into the area to assist with access management on 
highly classified roadways. 

• Future single-family and multi-family residential uses located near existing and future job locations 
with multiple transportation opportunities. 

• Proposed transit stops within the area provide an alternate form of transportation to other areas 
of the region, or for employees to commute to jobs within the study area.  This would require 
expansion of the existing route which runs to the west on 5th Avenue NE. 

• Proposed network of trails connect to areas outside of the study area. 

• Varied commercial and industrial lot sizes allow for a variety of potential uses. 

• Single-family lot sizes developed with the minimum lot size allowed within the R-3 district to 
increase the affordability of homes within the area. 

• Regional storm water retention ponds provide a centralized green space.  

• Visibility from US Highway 2 should attract a variety of businesses into the area. 

• City utilities are currently in place near the concept area to service existing development to the 
south and west.  Future connections can likely be made to the existing infrastructure. 

Location 2 Disadvantages 

• Personal/Business investments have been made to the existing industrial and single-family uses 
within the study area.  To achieve the proposed concept plan, these uses would need to be vacated 
and redeveloped. 

• The existing roadway network in and around the area is rural or undeveloped, aside from US 
Highway 2.  The development of this area would require a large initial investment in the roadway 
system, especially to create connections to existing developments. 

 

 

 

 

  



East Grand Forks 2045 Land Use Plan

Area Concept Plan - Location 2 Figure 2

US Highway 2

Frontage Road

Frontage Road

11
th

 A
ve

nu
e 

N
E

6t
h 

Av
en

ue
 N

E

17th Street NE

19th Street NE

18th Street NE

N0 100 200 400 800 Feet

LEGEND
Existing Utility 
Easement

Existing Trail

Proposed Trail 
Easement

Proposed Bicycle/
Pedestrian Facility

Potential Transit 
Stop

Proposed Regional 
Stormwater 
Retention

Commercial

Industrial

Commercial/ 
Industrial

Public/Institutional

Mixed-Use

Low Density 
Residential
Medium Density 
Residential

Park/Open Space

Agricultural

Existing Transit 
Route

Existing City Limits

Potential Future 
Roadway Extension



Area Concept Plans November 24, 2015 
East Grand Forks 2045 Land Use Plan Page 8 

Location 3 

The final area concept plan, Location 3, is located south of 16th Street SE to the east and west of 
Rhinehart Drive SE.  Location 3 includes nearly 150 acres in Rhinehart Township.  The entire area is 
location outside of existing city limits.  There are seven existing residential lots that gain access off of 
Rhinehart Drive, while the remainder of the area is agricultural land.  The existing earthen levee 
provides a western border for Location 3. 

There is existing residential development to the north of Location 3.  Developments off of Greenway 
Boulevard and Laurel Drive are within city limits.  There are currently six large residential lots that are 
provided access from 182nd Street SW and are located in the township.  These six properties are 
proposed to remain in place, while the remaining properties are proposed for redevelopment.  Central 
Middle School is located one mile to the west off of Bygland Road.  

Access into and out of the area is proposed from Rhinehart Drive SE, which currently runs from 
Bygland Road south to 200th Street (outside of flood protection).  The existing 16th Street SE is 
proposed to extend to the west into the subject area to connect with 182nd Street SW.  182nd Street 
SW is currently a private drive maintained by the property owners.  Reconstruction of the street will 
require dedication of right of way to the City at the time of annexation.  The potential for a future 
south side bridge would have a major impact on the proposed concept plan.  Rhinehart Drive would 
provide a connection from the new bridge to the north, bringing many travelers through the area.  

The area concept plan uses the land uses defined with the future land use plan for the area.  A 
combination of commercial, medium density residential and mixed-use are focused long the Rhinehart 
Drive corridor with the remainder of the area containing low density residential.  The area concept 
plan includes 336 single family lots, six twin home lots and eleven multi-family lots.  The proposed 
sizes of single-family lots vary throughout the subject area.  Lots on the west side of the plan were 
developed to meet the standards of the R-1 district (minimum of 8,400 square feet), while the 
remaining lots were intended to meet minimum requirements of the R-2 and R-3 districts (7,400 square 
feet).  The development of higher intensity uses along Rhinehart Drive provides a buffer between a 
highly used roadway, while providing a central destination for the neighborhood. 

Regional storm water retention ponds have been incorporated into the layout in two different forms.  
A large pond has been included on the west side of the subject area.  This space provides for retention 
for the larger area, while allowing for the development of a neighborhood park space. The second 
form is located on the east side of Rhinehart Drive.  This system provides a linear connection and 
buffer between higher and lower intensity uses.  The layout also allows for outdoor space near the 
commercial uses. 

There are limited existing roadways to connect to within the subject area.  A connection to Laurel 
Drive is provided for along the levee, providing an additional connection to the north.  New right-of-
ways identified in the proposed concept plan have been designed to provide a future connection into 
growth areas, as shown with black arrows. 
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A trail network has been proposed within the concept area to provide a circular connection between 
residential, park and commercial uses.  Additionally, two new trail connections across the levee are 
proposed.  This trail extension would connect with the existing Greenway and pedestrian bridge over 
the Red River to the north of the subject area.  These connections provide another form of access to 
the commercial destinations within the concept area from the greater region. 

Location 3 Advantages 

• Logical extensions of existing streets made into the area to assist with access management on 
highly classified roadways. 

• Future single-family and multi-family residential uses located near existing and future job locations 
with multiple transportation opportunities. 

• Proposed transit stops within the area provide an alternate form of transportation to other areas 
of the region, however, the extension of a transit route to the south would be required. 

• Trail construction throughout the area provide a future connection between the existing city core, 
future residential growth areas, the golf course, and the Greenway. 

• Varied commercial and mixed-use lot sizes allow for a variety of potential uses. 

• A mixture of single-family lot sizes is proposed to diversify the housing stock within the subject 
area. 

• Regional storm water retention ponds provide a centralized green space.  

• Multiple connections to future growth areas are provided with this concept. 

Location 3 Disadvantages 

• Personal investments have been made to the existing single-family uses within the study area.  To 
achieve the proposed concept plan, these uses would need to be vacated and redeveloped while 
uses are active. 

• Two roadways are proposed with no lots on one side, resulting in potential funding issues during 
construction. 

• Upgrading 182nd Street SW from a rural to an urban section will require investment and right-of-
way dedication. 

• Maintaining limited individual access points from Rhinehart Drive for commercial and mixed-use 
sites will be important for future traffic flow through the subject area.  Shared parking or 
alternative access may need to be considered. 

• Limited city infrastructure is present near the area.  The capacity of each existing system will need 
to be reviewed to ensure connections can be made for growth in Location 3. 

• There are no existing transit routes provided in or near the subject area. 
 

H:\Projects\8852\TP\Area Concept Plans\Area Concept Plan Descriptions.docx 
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