
  Memorandum 

SRF No. 8852 

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

From: SRF Consulting Group, Inc. 
Date: October 22, 2015 
Subject: Future Land Use and Phasing Plans 

 

Future land use plans play a key role in a municipality’s ability to manage growth and strive towards 
achieving its defined goals and vision as a community.  This document describes the methodology and 
results of the general process of updating East Grand Forks’ land use plan as part of the 2045 Land 
Use Plan Document development.  The general process for updating the land use plan includes:  1) 
reviewing existing land uses for the City of East Grand Forks, 2) developing two land use plan 
alternatives, 3) preferred land use plan development, and 4) phasing plan development.   

Existing Land Uses 

Existing land uses are the baseline for reviewing and understanding the past development trends and 
the future potential of an area.  The Grand Forks-East Grand Forks MPO manages the city’s existing 
land use information in the form of computerized Geographic Information Systems (GIS) files.  This 
data is used as the baseline for reviewing land uses for the City of East Grand Forks. Each parcel is 
identified with one of seven existing land use categories (commercial, industrial, institutional, 
residential, public/open space, agricultural and vacant). These categories have be historically used 
throughout previous planning efforts, including the East Grand Forks 2040 Land Use Plan.  However, 
recent developments and changing trends warranted the consideration of additional land use 
categories within the future land use plan. 

The baseline data obtained from the MPO classified each parcel of residential land use into a single 
category which included everything from large lot single family homes to high density apartment 
buildings.  To account for the various development types, residential land uses were stratified into two 
unique land use classifications, low-density and medium-density residential.  The low-density 
residential category would classify single-family and two-family homes along with mobile home parks.  
The medium-density residential category captures a variety of housing types ranging from twin homes 
to townhomes to apartment buildings.  Following the stratification of existing residential land uses it 
was calculated that approximately 95 percent of existing residential acreage as low-density, and the 
remaining 5 percent of residential acreage is identified as medium-density.  The stratification of 
residential land uses will allow for the addition of both larger single family parcels along with compact, 
vertical multi-family housing properties in a manner that allows for better land use transitions and 
overall compatibility. Additionally, it will allow for greater focus to be placed on an increase in the 
overall percentage of medium density to low density residential. 
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Additionally, a mixed-use category was added to the overall list.  This category will identify 
developments that include some mixture of residential and commercial uses.  The standard mixed-use 
developments include commercial uses on the ground floor with residential uses on the upper floors.  
This category can also include horizontal mixed uses.  Two parcels were modified in the existing land 
use plan to reflect this use.  However, this introduction of this use was used heavily in the development 
of the future land use plan. 

Upon review of aerial imagery, along with input from the market overview interviews previously 
conducted, vacant and underutilized properties were identified as potential redevelopment areas and 
infill opportunities.  Parcels located in older neighborhoods, industrial areas and along highway 
corridors were identified as potential infill candidates, when located within developed areas.  The 
parcels were denoted as vacant if there was no present structure.  The underutilized properties were 
denoted with their current use and would be identified for redevelopment within the future land use 
plan. 

The breakdown of existing land use categories within the existing city limits, including the 
modifications as described, are provided in Table 1.  The locations of these land uses are shown in 
Attachment A.   

Table 1 Existing Land Use Breakdown 

Land Use Acreage Percent Total 

Commercial 201 acres 6.75% 

Industrial 410 acres 13.81% 

Public/Institutional 312 acres 10.52% 

Low Density Residential 687 acres 23.16% 

Medium Density Residential 37 acres 1.26% 

Recreation/Open Space 937 acres 31.57% 

Vacant 384 acres 12.94% 

Total 2,968 acres 100% 

 

Future Land Use Plan Alternatives 

The review of the existing land use plan provided an understanding for the historic development with 
East Grand Forks, and how those trends will affect future development.  The next step of the overall 
process includes the development of future land use plan alternatives for consideration by the project 
Steering Committee.  Two draft land use plan alternatives were developed for East Grand Forks, see 
Attachment B.  Each draft land use plan was developed with separate ideas and motives in mind to 
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assist in the development of a preferred alternative.  The plans were intended to create discussion 
topics amongst steering committee members.  

These alternatives were presented to the steering committee by discussing the pros and cons of the 
various land use features and the general location of future growth.  In most cases, the committee 
members selected the concepts presented in Alternative A over Alternative B for a majority of the 
growth areas.  However, the potential for a future south side bridge affected the growth areas within 
the point. 

Alternative A  

Alternative A was developed as a concept of increased density within the core of the city, resulting in 
reduced outward growth.  Vacant parcels were identified within the City boundary, and were defined 
for redevelopment, based on the location and surrounding uses.  The focus on increased density and 
infill development allows for a higher concentration of jobs and residents within a certain area, 
reducing the travel time and distance for basic needs and services while reducing the need for outward 
sprawl. 

Mixed-use land use is also introduced into Alternative A in various locations.  The mixed-use category 
is comprised of a mixture of residential and commercial uses (i.e. ground floor commercial with 
residential on the upper floors) within a specific area.  Existing vacant or underutilized parcels along 
the US Highway 2 and MN TH 220 corridors, along with downtown East Grand Forks offered ideal 
opportunities for mixed-use development.    Additionally, areas within the core of East Grand Forks 
provided opportunity for various forms of commercial developments utilizing existing lots.  The 
redevelopment of vacant properties and modernization of existing buildings provides the city an 
opportunity to beautify and reinvigorate the existing core.  

Vacant lots within residential neighborhoods provided opportunity for infill with low density 
residential.  Once vacant residential parcels within the core of the city were filled, outgrowth of single 
family residential parcels was assumed on the outer fringe of the City of East Grand Forks. Medium 
Density residential was also introduced into existing larger lot platted areas and to new growth areas, 
providing a buffer between lower and higher intensity uses.  The medium density category can include 
a variety of housing types from twin homes to large apartment complexes.   

Neighborhood commercial areas were included as to provide amenities to residents without having to 
commute across town to access basic needs and services.  The provision of neighborhood commercial 
services limits travel time, traffic congestion, provides individual character, and offers sufficient access 
to basic needs and services.  The proximity of some neighborhood commercial to the Greenway 
creates a designation for multiple modes of transportation for varying locations. 

Future industrial growth was focused near existing industrial development.  The opportunity for the 
industrial sector to grow is influenced by vacant and re-developable properties near the US Highway 
2 corridor.  Access to US Highway 2 and US Highway 2 Business Route is important when considering 
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future land use scenarios.  Land located adjacent to Crystal Sugar property is ideal for industrial 
expansion, due to the character of the area. Additionally, the noticeable odor produced by American 
Crystal Sugar makes commercial and residential development unlikely in the area.  

Alternative B  

Alternative B was developed with the goal of maintaining the existing residential densities located 
within the core of the city.  This focus resulted in increased sprawl development around the city’s 
fringe compared to Alternative A.  Not only was the density of single-family lots considered, the 
overall low to medium density residential land use ratio was maintained (95% low density and 5% 
medium density). Lower densities of residential and commercial acreage increase the amount of land 
needed to support the same population size, increasing the amount of land needed by 2045. 

New commercial development areas are identified in Alternative B, along with limited areas of infill 
commercial development.  These areas are concentrated near existing commercial development.  
Properties located on the east and west side of MN TH 220 provide new commercial growth adjacent 
to existing commercial development.  Additional new commercial development was located next to 
existing commercial development near the junction of US Highway 2 and US Highway 2 Business 
Route.  The mixed use category was not identified for any parcels beyond the two existing sites within 
Alternative B. 

Large areas of new residential growth were identified in this alternative; along with the definition of 
infill development on existing vacant lots that are currently platted.  New residential growth areas were 
defined on the northern and southern limits of the city.  Single family development near the existing 
golf course and along 23rd St NW offers substantial growth opportunity for low density residential 
development.  Additionally, the low density residential growth to the southwest of Bygland Road also 
provides the same opportunity.  Medium density residential growth was identified in limited areas 
throughout Alternative B.  New growth areas were used to provide a buffer between higher and lower 
intensity land uses or were concentrated near Northland Community College. 

Industrial growth areas were defined within close proximity to existing similar uses.  New growth areas 
were identified to the north and south of the US Highway 2 corridor filling in the areas under current 
flood protection.  Additional growth areas were defined to the southeast of the existing American 
Crystal Sugar facility, similarly to Alternative A 

Steering Committee Review 

The project Steering Committee discussed the differences between both alternatives to determine 
which alternatives included the best fit for specific growth areas.  The conversation of the group 
focused on specific regions including the following: 
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Core Area/Downtown 

The committee discussed the opportunities for infill outlined between the two alternatives.  Though 
it was noted that the redevelopment of the existing mall parking lot would require some form of a 
parking structure, it was decided that it could be shown as potential mixed-use development.  There 
was overall consensus of the group to the infill of vacant parcels as shown in Alternative A. 

Northside 

The committee discussed the potential expansion of the golf course and closure of the waste-water 
treatment facility.  It was noted that the public desires residential growth within the area if the closure 
of the existing waste-water facility occurs.  With the definition of mainly low and medium density 
residential uses to the north of 23rd Street, the presence of an existing 50 foot pipeline easement was 
discussed.  It was determined that the easement did not inhibit development of the areas, but would 
need to be considered at the time of master planning.  The group provided support for the 
introduction of neighborhood commercial in the area, but that the developed should be accessible 
from all four sides.  Committee members identified a 10 acre parcel of land that has been dedicated 
to the city for a future park.   

Northeast Quadrant 

The committee agreed that the land in the northeast quadrant of MN TH 220 and 23rd Street be 
identified as mixed-use to support the community college.  The provision of large tracts of future low 
density residential was supported by the committee.  Superintendent Pace noted that the School 
District is currently considering expansion options for the Senior High School.  He noted that the 
current school is nearing capacity, and without the passing of a referendum to support renovations in 
the next cycle, the school would need to be relocated due to growing class sizes.  A likely location for 
a new high school would be within one of the residential areas defined in the northeast area of the 
city, and therefore a note of potential growth was added to the land use plan. 

East Quadrant 

Areas to the east of the existing core were defined for industrial growth between both alternatives.   
The committee showed support of showing the vacant areas to the southeast of American Crystal 
Sugar as industrial, including the vacant piece along 5th Avenue.  A majority of the land along the US 
Highway 2 was identified for future industrial development, with the inclusion of a new land use.  
Based on a desire to provide some flexibility of land uses, a mixed-use Commercial/Industrial land 
use was developed and placed along US Highway 2 and US Highway 2 Business Route, providing 
additional options for the city and developers within the area. 

Southside 

Alternatives A and B focused outward growth in the point to Bygland Road due to the lack of a South 
End bridge and the traffic implications of additional development.  The committee discussed the 
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impacts of this in length, noting that the shape of development heavily depends on the likelihood of 
a south side bridge.  The discussion concluded by deciding that the preferred land use plan should 
address the possibility of a South End bridge, given the plan’s 30 year planning horizon.  With the 
inclusion of the bridge, growth areas will be refocused to the Rhinehart Drive corridor, rather than 
Bygland Road.  The discussion of a mixture of commercial, mixed-use and medium density residential 
uses should line the corridor in the long term to buffer new low density residential uses anticipated 
within this planning horizon to the east and west. 

Preferred Land Use Plan 

A preferred land use plan was developed from comments received from steering committee 
members, as described above (see attachment C).  The general agreement from committee members 
allowed for the development of a future land use plan that includes a variety of uses focused on 
increased connections between places to live, work and play.  Infill, redevelopment and outgrowth 
development were incorporated throughout the city within the future land use plan, providing a 
variety of options for future developers. 

Outward growth located on the fringe of the city was proposed along arterial corridors.  The MN TH 
220 corridor includes mixed-use and medium density residential, along with the existing low density 
residential development. Much of the city’s low density residential growth is focused on the north 
edge of the city along 23rd Street NW and along the southern edges of the city along Rhinehart Dr SE 
and 14th Ave SE.  Commercial, industrial and mixed-used commercial/industrial growth dominates 
the US Highway 2 corridor. Neighborhood commercial areas were identified near the Central Middle 
school and within the larger residential growth areas. 

The preferred land use plan includes a variety of opportunities for infill or development of vacant or 
underutilized properties.  A number of existing parcels with the city’s core were identified for 
redevelopment as commercial or mixed-use uses.  These areas provide for a great opportunity for 
growth due to the presence of existing infrastructure to service development.  Additionally a large 
number of existing residential lots on the north and south ends of the city were identified for infill 
low density residential development. 

Industrial development along the US Highway 2 and US Highway 2 Business Route corridors promote 
full build-out of the industrial park within the current flood protection boundary.  Additional industrial 
growth was shown to the north of US Highway 2.  The addition of the flexible commercial/industrial 
category was also incorporated with the industrial growth area to provide a location for developments 
that mix components of traditional industrial and commercial development (i.e. pipe distributor). 

Mixed-use development was identified in four separate areas throughout the land use plan.  The future 
development of these areas, whether vertical vs horizontal mixed-use, is dependent on surrounding 
land uses.  The MN TH 220 corridor offers high volume traffic flow near Northland Community 
College which affords students the luxury of housing and retail in close proximity to campus.  Mixed-
use development was also identified along the Demers Avenue corridor.  Close proximity to 
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downtown goods and services and access to the riverfront make mixed-use development attractive.  
With both low and medium density residential growth identified on the Rhinehart Dr SE corridor 
mixed-use commercial/residential growth provides amenities to residents who have limited existing 
services.   

Phasing Plan 

The purpose of developing a phasing plan for the East Grand Forks 2045 Land Use Plan is to allow 
for orderly growth.  A phasing plan can serve as a guide for city staff, elected/appointed officials and 
the public by defining likely growth areas within the specified timelines, allowing for planned utility 
and infrastructure extension.  Using the population projections defined by the Grand Forks-East 
Grand Forks MPO projections for residential, commercial, and industrial land use needs were defined 
for three timeframes, Near Term (2015 – 2025), Mid Term (2025 – 2035) and Long Term (2035 – 
2045).  Using the preferred land use plan, areas were defined for growth within each of the three 
terms.  Not all areas defined with a future land use were included in a phase.  These additional land 
uses were identified to provide flexibility for the city, and were identified in the phasing plan as future 
expansion areas.   

The MPO projected an annual growth rate of 0.90% to 2045, resulting in a population growth from 
8,604 in 2010 to 11,773 by 2045.  Using this estimate, the acreages of residential, commercial, and 
industrial land uses were developed based on current household and employment densities.  This 
analysis determined that an additional 473 acres of development would be needed to support this 
population increase.  Specifically, 209 acres of low density and 36 acres of medium density residential 
will be needed to support housing needs.  Additionally 93 acres of commercial and 135 acres of 
industrial will be needed to support goods and services needs for the growing population.  The 
following table breaks down the acreage needed within each of the growth terms. 

 Low Density 
Residential 

Medium Density 
Residential Commercial Industrial 

Near Term (2015-2025) 64 acres 11 acres 28 acres 41 acres 

Mid Term (2025-2035) 69 acres 12 acres 31 acres 45 acres 

Long Term (2035-2045) 76 acres 13 acres 34 acres 49 acres 

Total Acreage 209 acres 36 acres 93 acres 135 acres 

 

Using the calculated acreages, a phasing plan was developed for East Grand Forks, as shown in 
Attachment D.  Growth areas were defined by term in a manner that focuses on orderly growth, 
allowing for the cost effective extension of services.  The growth within each term is described below. 
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Near Term (2015 – 2025)  

Growth within the near term focuses on infill development within the core of the city.  It is understood 
that some outward growth will occur prior to the infill of all vacant parcels, therefore it was assumed 
that 50 percent of the vacant parcels would be developed within the Near Term.  The remaining 
acreage for each land use type was then assumed to be outward growth.  This growth includes low 
density residential to the west of the golf course and industrial development within the existing 
industrial park.  Medium density residential is included within the near term throughout multiple 
locations, serving as a buffer between uses.  Additionally, mixed-use development is included in the 
near term for the redevelopment of underutilized or vacant properties. 

Mid Term (2025 – 2035) 

Mid term growth includes additional infill development within the city’s core with expanded outward 
growth at the city’s fringes.  This term assumes that up to 75 percent of vacant parcels will be 
developed by 2035.  The remaining growth with occur adjacent to existing development areas 
throughout the city’s expansion area.  Large section of low and medium density residential are included 
in the north and south ends of East Grand Forks.  Areas of commercial and industrial growth are 
focused on along US Highway 2 corridor.   

Long Term (2035 – 2045)  

Long term growth includes the development of 90 percent of the vacant parcels within the city’s 
core.  The remaining growth areas focus on continued along previously identified areas.  Outward 
growth continues east along the major travel corridors of the city.  Large tracts of low density 
residential are identified in the northern portion of the city’s growth area.  Industrial growth areas 
are focused on the south side of US Highway 2 and near the American Crystal Sugar facility.  A large 
area of commercial, medium density and low density residential is identified for growth within the 
long term on the south end of the city along Rhinehart Dr. 
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Attachment A – Existing Land Use  
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Attachment B – Future Land Use Alternatives  
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Attachment C – Preferred Land Use Plan  
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Attachment D – Phasing Plan 
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