
 

Renaissance Zone Authority meetings are broadcast live on cable channel TV Fargo 56 and can be seen live by video 
stream on www.FargoND.gov/streaming. They are rebroadcast each Friday at 2:30 p.m. for one month following the 
meeting. 

 
People with disabilities who plan to attend the meeting and need special accommodations should contact the Planning 
Office at 701.241.1474 or TDD at 701.241.8258. Please contact us at least 48 hours before the meeting to give our staff 
adequate time to make arrangements. 

 

Minutes are available on the City of Fargo Web site at www.Fargo ND.gov/RenaissanceZoneAuthority. 
 

 
M E M O R A N D U M 

 
 

TO: Renaissance Zone Authority 
 
FROM: Maegin Elshaug, Planning Coordinator  
   Kylie Bagley, Planner 
 
DATE:  June 20, 2019 
 
RE:  Renaissance Zone Authority Meeting  
 
The next meeting of the Renaissance Zone Authority will be held on Tuesday, June 25 at 1:00 p.m. 
in the Commission Chambers at Fargo City Hall. If you are not able to attend, please contact staff at 
701.241.1474 or Planning@FargoND.gov. Thank you.    

 

 
Note: Due to overlapping projects, there is a joint meeting time of the Tax Exempt 

Review Committee (TERC) and the Renaissance Zone Authority (RZA). The TERC’s 
meeting will begin at 1:00 p.m., and RZA members should be present in the 

audience. The RZA meeting will begin immediately following the TERC meeting.  
 
 

RENAISSANCE ZONE AUTHORITY  
Tuesday, June 25, 2019, 1:00 p.m. 

Commission Chambers 
AGENDA 

 
1. Approve Order of Agenda 

 
2. Approve Minutes: Regular Meeting of February 27, 2019 (Attachment 1) 

 
3. Review Request from Great Plains Holding LLC (New Construction) located at 

1001 & 1011 NP Ave; 28 10th St N; 1016 1st Ave N; 11 11th St N (Attachment 2) 
 

4. Review Request from Great Plains Mercantile Holdings LLC (New Construction) 
located at 401 Broadway N; 410 and 412 5th St N (Attachment 3) 

 
5. Review Request from DFI Kesler LLC (New Construction) located at 617 & 621 

1st Ave N; 624 2nd Ave N. (Attachment 4)  
 

6. Other Business 
 

7. Next Meeting – July 24, 2019 
 

http://www.fargond.gov/streaming
mailto:Planning@FargoND.gov


RENAISSANCE ZONE AUTHORITY 
MINUTES 

 
Regular Meeting:  Wednesday, February 27, 2019 
 
The Regular Meeting of the Renaissance Zone Authority of the City of Fargo, North 
Dakota, was held in the Commission Chambers at City Hall at 8:00 a.m., Wednesday, 
February 27, 2019. 
 
The Renaissance Zone Authority members present or absent were as follows: 
 
Present: Dr. Dean Bresciani, Bruce Furness, Cari Luchau, Deb Mathern, 
  Chad Peterson 
 
Absent: Commissioner Dave Piepkorn, Commissioner Tony Grindberg, 
  Steve Swiontek 
 
Chair Mathern called the meeting to order. 
 
Item 1: Approve Order of Agenda 
Member Furness moved the Order of Agenda be approved as presented.  Second by 
Member Peterson.  All Members present voted aye and the motion was declared 
carried. 
 
Item 2: Minutes:  Regular Meeting of June 27, 2018 
Member Bresciani moved the minutes of the June 27, 2018 Renaissance Zone 
Authority meeting be approved.  Second by Member Peterson.  All Members present 
voted aye and the motion was declared carried. 
 
Item 3: Review Request from LHS Investment LLC to add One Additional 
Block: APPROVED 
Planner Kylie Bagley briefly reviewed the request to add one additional block to the 
City’s current Renaissance Zone area of 47 blocks.  She noted the maximum number of 
blocks allowed by the State of North Dakota is 49 blocks, and if this request is approved 
the total would increase to 48 blocks.  Ms. Bagley stated staff is recommending 
approval of this request. 
 
Board discussion clarified that the Renaissance Zone guidelines state “continuous” 
blocks when determining the Renaissance Zone area; however, the City is allowed to 
add one satellite block and this request meets that definition. 
 
Applicant Jesse Craig spoke on behalf of the application. 
 
Planning Director Nicole Crutchfield addressed Member Peterson’s question referring to 
the Board’s past discussion on a possible satellite block in south Fargo.  She explained 
that according to the Fargo Renaissance Zone Development Plan, requests are 
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reviewed on a first-come, first-serve basis.  Ms. Crutchfield stated that staff did reach 
out to properties for feedback on their interest in this program, and Mr. Craig was the 
first to respond with his request. 
 
Member Furness moved to recommend to the City Commission approval of the 
application submitted by LHS Investments LLC, to add one additional Renaissance 
Zone block to the City of Fargo Renaissance Zone Plan.  Second by Member Luchau.  
On call of the roll Members Luchau, Furness, Peterson, Bresciani, and Mathern voted 
aye.  Absent and not voting:  Members Grindberg, Piepkorn, and Swiontek.  The motion 
was declared carried. 
 
Item 4: Review Request from 201 Hospitality LLC to add one Additional 
Block: APPROVED 
Kylie Bagley presented the request to add one additional block to the City’s current 
Renaissance Zone.  She noted the request is to remodel the existing downtown 
Radisson Hotel, and explained this block contains government-owned buildings and is 
considered a half block according to the state’s guidelines.  Ms. Bagley stated staff is 
recommending approval of this request, which would bring the total number of blocks to 
48 1/2. 
 
The Board further discussed the request. 
 
Member Bresciani moved to recommend to the City Commission approval of the 
application submitted by 201 Hospitality LLC, to add an additional half block to the City 
of Fargo Renaissance Zone Plan.  Second by Member Peterson.  On call of the roll 
Members Luchau, Peterson, Furness, Bresciani, and Mathern voted aye.  Absent and 
not voting:  Members Grindberg, Piepkorn, and Swiontek.  The motion was declared 
carried. 
 
Item 5: Discuss Renaissance Development Plan Update 
Planning Director Nicole Crutchfield referred to packet information summarizing the 
process staff followed for the 2014 plan update.  She stated the same process will be 
followed and staff is bringing this to the Board today for discussion.  Ms. Crutchfield 
briefly reviewed the process and stated staff will be assessing the status of existing 
projects on a block-by-block basis, reaching out to area property owners for their input, 
and bringing staff’s proposals before the Board for discussion and recommendations. 
 
The Board further discussed the process confirming that all projects that have been 
approved, including those where no active project has started, will be part of the 
assessment process. 
 
Item 6: Other Business 
Director of Strategic Planning and Research Jim Gilmour submitted a document to the 
Board for a Request for Development Proposals for City-owned property at  
1-2nd Street South.  He noted the property is within the Renaissance Zone Boundary 
and he is bringing this item before the Board today for discussion.  Mr. Gilmour stated 
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proposals are due next month and will be presented at the next Renaissance Zone 
Authority meeting. 
 
Item 7: Next Meeting – March 27, 2019 
 
The time at adjournment was at 8:25 a.m. 
 



 

 

 

 
 

Staff Report 

Renaissance Zone Application for 

Great Plains Mercantile Holdings, LLC (279-F) 

401 Broadway North; 410 and 412 5th Street North 

 

 
Project Evaluation: 

 

The City of Fargo received a Renaissance Zone application from Great Plains Mercantile Holdings, LLC to 

construct a mixed-use commercial and residential building at 401 Broadway North; 410 and 412 5th Street 

North.  Pursuant to the application, the intent of the project is to transform the former Goodyear Service 

Station and surface parking lots into a 6-story, 115,000 square foot building with 370 structured parking 

stalls, 11,000 square feet of ground floor commercial, 100 apartments, and a line of for-sale townhomes 

adjacent to the Great Northern Cycle to the north. Phase 1 is the 370 stall parking garage, developed as a 

public-private partnership, and Phase 2 is the mixed-use portion of the project.   

 

The construction would begin Fall 2019 and the proposed timeframe of opening in 2021. 

 

The Planning Department has reviewed the application and has provided a project ranking based on the analysis 

below. 

 

Lines 1: Use consistent with the RZ Plan (as per Visions and Goals): As noted in the 2015 Renaissance Zone 

Development Plan the desired land use on the southwest corner of Block 3 is identified as: clearance and redevelopment, 

re-establish corners with multiple stories in height and ground level retail/commercial activity on 4th Avenue. 

  

As proposed, the project will contribute to a number of goals and objectives as outlined in the RZ Plan as follows: 
 

1. Activity Generator [goal]: Develop activity-generating enterprises along Renaissance Zone’s major 

commercial corridors: Broadway/4th Avenue North.  

 

The mixed-use project will generate activity by replacing the former Goodyear Service Station and  

surface parking lots with residential and commercial/retail land uses. The project adds 100 

residential units, 11,000 square feet of commercial space, and 370 structured parking stalls.  

 

2. Walkable Districts [goal]: Create “walkable districts” that integrate a wide range of activities and land 

uses; thus encouraging on-street activity… 

 

The building structure will use design elements to create a walkable environment. Commercial/retail 

storefronts will be provided along the street. The east façade is mainly the parking structure, and 

does not generate much activity on 5th Street North. 

 

3. Ground Floor Uses [goal]: Reserve ground floor land uses to those that will encourage streets to come to 

life – shops, offices, cafes, restaurants and other “public” facilities. 

 

The ground floor will provide commercial/retail uses along Broadway and 4th Avenue North, and 

will feature request entrances and large amount of glass, which creates a walkable environment. 

However, the east façade is mainly the parking structure, and does not generate much activity on 5th 

Street North.  

 

4. Neighborhood Center [goal]: Make “Broadway” Fargo’s “Main Street” – a pedestrian-friendly, 

mixed-use magnet that anchors downtown neighborhoods. 

 



The project faces Broadway and is directly adjacent to Broadway along 4th Avenue North, which 

provides a walkable mixed-use development with storefronts adjacent to the street. The project 

provides structured parking in the northern area of downtown.  

 

5. Urban Design [goal]: Projects will embody strong urban design principles inclusive of building massing 

and form, building materials, pedestrian orientated design, streetscape, building orientation and recognition 

of the importance of defined block corners, architectural style, high building coverage percentages, limited 

setbacks or downtown district appropriate setbacks, design longevity and street level transparency. 

 

The project replaces the Goodyear Service Station and surface parking lots with a six-story building 

with 100% lot coverage and zero lot lines. The structured parking will be centered on the lot and 

surrounded by the mixed-use liner building, except on the east façade, which is visible from the 

right-of-way. While there is the understanding of site logistics, there is a question if all options for 

enhanced screening were explored, as well as how the east façade interfaces with the right-of-way.  

 

6. Transportation [goal]:  Manage downtown transportation, accessibility and parking issues in a manner 

that will allow for further commercial developments and will make the entire area more user-friendly. 

 

The mixed-use project will provide parking capacity for downtown, especially in the northern part 

of downtown. Visitors, residents and employees will have more opportunities to park, and will 

increase foot traffic.  

 

7. Safe Streets – Safe Neighborhoods [goal]: Encourage safe streets and safe neighborhoods by relying on 

and utilizing the “natural surveillance” of lively and active streets.  

 

The proposed project will replace surface parking with an active ground floor of commercial/retail. 

The residential units will add population to downtown and provide additional foot traffic. The glass 

storefronts will add activity and “natural surveillance”.  

 

8. High Quality Housing [goal]:  Continue to encourage the production of unique high quality housing that is 

developed in areas targeted for residential development or as a component of a mixed-use project. 

 

The proposed residential units will add 100 mark rate residential units, and provides amenities of a 

rooftop patio, clubroom and secure bike parking. A row of townhomes on the north side is proposed, 

which provides an option of for-sale housing.  

 

9. Infill [goal]: Encourage and actively pursue projects that increase the productivity of underutilized 

property such as surface parking lots, vacant land and parcels with low building to land value ratios. Infill 

projects shall conform and be consistent with urban design principles as set forth in Goal 5, above. 

 

The site is underutilized with low building to land ratio. The proposed project will have 100% lot 

coverage, with six stories of mixed-use surrounding the structured parking.  
 

10. Housing Amenities [goal]:  Integrate quality housing with public open space and neighborhood amenities, 

requiring the enhancement of existing amenities in conjunction with the creation of new ones. 

 

The proposed project provides a rooftop patio, clubroom, secure bike parking and access to the 

parking garage. Additionally, the location of the building will be in close proximity to amenities 

provided on Broadway and is located two blocks north of the future Block 9 Plaza.  

 

11. Downtown Entryways [goal]:  Enhance auto entry experiences with landscaping improvements to all 

major corridors (Broadway, Roberts St, 1st/NP Avenue, Main Avenue) and gateway statements at 

Broadway/Main Avenue, Broadway/6th Ave N, 1st Avenue/Red River, Main Avenue/Red River and 

Main Ave/10th Street N. 

 

The proposed mixed-use project will enhance the auto entry experience on Broadway and 4th 

Avenue North, as the project will improve the built environment and streetscape along those 

streets. 



 

12. The Place to Be [goal]: Make downtown the entertainment/cultural/recreational center of the city… Make 

downtown a key destination for visitors/conventioneers and a key destination for residents. 

 

The proposed project would be a component of the overall vision of downtown Fargo. The project 

proposes additional commercial/retail locations and additional parking options for visitors and 

residents.  

 

13. A Place Like No Other [goal]:  Highlight the unique historic character of the Renaissance Zone by placing 

a high value on historic preservation and overall awareness of the history of the area. 

 

There are no historic properties on site, but it is intended that the original Mercantile building is 

used as inspiration for the design.  

 

14. 24 Hours a day – 7 Days per Week – 365 Days a Year [goal]:  Design spaces, facilities and features that 

will attract people to the area both day and night, on weekdays and weekends, and during all seasons of the 

year. 
 

The proposed project will be activated during working hours of the commercial/retail, and office 

hours for employees using the parking structure. The 100 residential units will activate the area 

throughout the day, evening and weekends.  

 

15. Connections and Coordination [goal]: Will the project create strong connections between people, places 

and things to do are vital to creating a strong sense of community. 

 

The surface parking lot will be replaced with a mixed-use project with active ground floor 

commercial/retail that incorporates frequent doors, high percentage of glass, and pedestrian scale 

design, which enhances connectivity and encourages walking. 

 

 

 (18/20 points) 

 

Line 2: Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in this RZ Plan? [note that for mixed-use projects the total square footage should be 

dissected into commercial and residential totals for comparison to minimum investment thresholds]:  

 

Pursuant to City of Fargo Renaissance Zone standards, in order to qualify for consideration, a project must meet 

a minimum $40 per square foot capital improvement threshold for commercial rehabilitation and $100 per 

square foot for any new construction.  

 

According to the application, the structure accommodates 114,315 square feet, as follows: 

   

Lot Size: 53,198 SF 

 

Proposed Building Total: approximately 114,315 SF  

Commercial: approximately 16,000 SF 

Residential: approximately 98,000 SF 

Parking: approximately 150,000 SF    

 

Overall, the application estimates a total capital investment of $20,816,279, which calculates to approximately 

$182.00 per square foot.  

 

(10/10 points) 

 

 

Line 3: The new construction or proposed improvements are representative of “High Priority Land Uses” as defined 

by this RZ Plan (see pg. 29). 
Primary Sector Business: N/A 



 

Active Commercial, Specialty Retail or Destination Commercial: The proposed mixed-use project will have active 

commercial/retail storefronts in Fargo’s downtown core and increase activity on an underutilized block.  

 

Mixed Use Development: The proposed uses will include commercial/retail, residential units (multi-dwelling 

apartments and townhomes), and structured parking in one building structure. 

 

Large, upscale residential units: The proposed residential development will include 100 premium marking rate 

units. 

 

(18/20 points) 

 

 

Line 4: The investment is located in a “Targeted Area” as defined by this RZ Plan (see pg. 29)? Consideration shall 

be given to whether this property has been vacant or underutilized for a period of time and/or whether the property is 

specifically targeted for clearance (see spreadsheet). 

 

1) Parcels that have been vacant or underutilized for an extended period of time:  

This site contains a single story former service station and surface parking lot for many years.  
 

(5/5 points) 

 

2) Parcels specifically targeted for clearance:  

The RZ Plan identifies the southwest corner of Block 3 for: clearance and redevelopment, re-establish 

corners with multiple stories in height and ground level retail/commercial activity on 4th Avenue. 

Possible vacate all or portion of the 5th Street right-of-way. 

  

(5/5 points) 

 

(10/10 points) 

 

 

Line 5:  The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation?:  

 

This project will enhance public space by framing the street, creating a strong corner with active ground floor 

commercial/retail storefronts.  

 

(8/10 points) 

 

 

Line 6: Consideration and analysis as to the total actual investment in the project?  
 
As proposed, the redevelopment project and improvement costs significantly exceed both the 50% (true and full 

value of the building) and $100 per square foot requirement. As previously noted, the application represents a 

total estimated investment of $20,816,279. 

 
(10/10 points) 

 

Line 7: Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community?:  

 

The project does not involve the movement or relocation of a business from another North Dakota community. 

 

(10/10 points) 

 



Line 8: Is the project located within a historic district? Will the project fit contextually and will the project 

contribute or enhance the area from an architectural perspective?: 

 

This property is located within the boundary of the Downtown Historic District. The project proposes to restore 

the original historic building pattern by building to the sidewalk, the storefronts will have high transparency 

similar to historic buildings, and the parking will be hidden. The historic mercantile building will be used as 

inspiration for the design. 

 

(10/10 points) 

 

Summary: 

 

This application received a score of 94 on a 100-point scale. The applicant met all required criteria and the use is 

consistent with the RZ Plan. In addition, the proposed new construction project surpasses the local capital 

improvement requirement of $40 per square foot for a commercial rehab and $100 per square foot for new 

construction. 

 

This project is consistent with the RZ Plan to provide a mixed-use development within a target area that acts as 

an activity generator by providing for residential units and street-level retail activity. 

 

The amount invested in the project exceeds state and local guidelines. The project does not involve the relocation 

of commercial businesses from another North Dakota city. The applicant will not be seeking any historic 

preservation tax credits, however the applicant is proposing to secure a PILOT project to aid in the new 

construction.  

 

This project will make use of a lot that is currently underutilized. Staff believes that this project will be a benefit 

to the downtown community and will positively contribute to the health of surrounding businesses.  

 

Suggested motion:   

 

Recommend approval to the Fargo City Commission to approve the application submitted by Great Plains 

Mercantile Holdings, LLC and to grant the property tax exemption and the State income tax exemptions as 

allowed by the ND Renaissance Zone law contingent upon completion of the project and verification of costs.  



 

 Minimum Criteria (Proposals involving the purchase of income-generating property) 
  Possible 

Points 
Staff  

Rating 

1 Use consistent with the plan (as per Vision and Goals) 20 18 

2 Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in the RZ Plan? 

10 10 

 

3 The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined in the RZ Plan: 

 Primary sector business 

 Active Commercial, Specialty Retail and/or Destination Commercial 

 Mixed use development (combination of housing, commercial, and/or retail uses in a 

horizontal or vertical fashion) 

 Large, upscale residential units 

20 18 

4 The investment is located in a ‘Target Area’ as defined by the RZ Plan: 

 Parcels that have been vacant or underutilized for an extended period of time 

 Parcels specifically targeted for clearance 

10 10 

5 The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation: 

 Incorporation of "civic" or "public" space within a redevelopment proposal will 

receive additional consideration 

 Demonstrated commitment to strengthening pedestrian corridors and issues of 

"connection" 

 Attention to streetscape amenities 

 Contribution to street activity 

10 8 

6 Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10  

 

Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10 10 

 

7 Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community: 

 Commercial tenants that are re-locating within the Downtown Area (as defined by 

the 1996 Downtown Area Plan) are not eligible for tax incentives without special 

approval from the Zone Authority 

 Commercial tenants that are relocating from a North Dakota community (other than 

Fargo) to the Fargo Renaissance Zone are not eligible for tax incentives without 

special approval from the Zone Authority. 

10 10 

8 Is the project located within a historic district? Will the project fit contextually and will the project contribute 

or enhance the area from an architectural perspective? 

 Although not included in the Project Review Guidelines, historic preservation is 

considered an important component of downtown projects even when Historic 

Preservation and Renovation Tax Credits are not being requested. 

10 10 

 Total Rating   (100 possible points) 100 94 
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SUMMARY OF CONTSTRUCTION TYPES
I-A = NON-COMBUSTIBLE MATERIALS, 3-HOUR PRIMARY STRUCTURE, 2-HOUR FLOORS (CONCRETE/MASONRY)
II-B = NON-COMBUSTIBLE MATERIALS, UNPROTECTED (STEEL FRAME/METAL STUDS).
III-B = NON-COMBUSTIBLE EXTERIOR (METAL STUDS OR FIRE-TREATED WOOD)
        -  EXTERIOR WALLS HAVE 2-HOUR PROTECTION
        -  INTERIOR CAN BE WOOD FRAMING.
V-A = WOOD FRAME, STRUCTURAL ELEMENTS HAVE 1-HOUR PROTECTION

* ADDITIONAL LEVELS OF 1-A CONSTRUCTION WILL INCREASE
ALLOWABLE STORIES, BUT NOT BUILDING HEIGHT



 

 

 

 
Staff Report 

Renaissance Zone Application for 

DFI Kesler LLC (280-F) 

617 & 621 1st Avenue North; 624 2nd Avenue North 

 
Project Evaluation: 

 

The City of Fargo received a Renaissance Zone application from DFI Kesler, LLC to construct a mixed-use 

commercial and residential building at 617 & 621 1st Avenue North; 624th 2nd Avenue North.  Pursuant to the 

application, the intent of the project is to construct a 6-story, 140,000 square foot mixed-use project with 

ground floor commercial/retail, five floors (95 units) of market-rate residential units with 88 underground 

parking on surface parking lots.   

 

Note: Previously approved project 250-F at 624 2nd Avenue North has been canceled and the property is now part 

of this application.  

 

Construction is anticipated to begin later in 2019 and the proposed timeframe of opening is spring 2021.  

 

The Planning Department has reviewed the application and has provided a project ranking based on the analysis 

below. 

 

Lines 1: Use consistent with the RZ Plan (as per Visions and Goals): The 2015 Renaissance Zone Development Plan 

does not specify a specific desired land use for Bock 10, however, a primary development strategy is to redevelop 

surface parking lots. As proposed, the project will contribute to a number of goals and objectives as outlined in the RZ 

Plan as follows: 

 

1. Activity Generator [goal]: Develop activity generating enterprises along Renaissance Zone’s major 

commercial corridors: Robert Street/2nd Avenue.  

 

The mixed-use project will generate activity by replacing the surface parking lots with residential 

and commercial/retail land uses. The project adds 95 residential units, 13,000 square feet of 

commercial space, and 88 structured parking stalls. 
 

2. Walkable Districts [goal]: Create “walkable districts” that integrate a wide range of activities and land 

uses; thus encouraging on-street activity… 

 

The project is mixed-use and includes residential and ground floor commercial/retail along the 

street.  

 

3. Ground Floor Uses [goal]: Reserve ground floor land uses to those that will encourage streets to come to 

life – shops, offices, cafes, restaurants and other “public” facilities. 

 

The ground floor will provide commercial/retail uses along 1st and 2nd Avenues North and Roberts 

Alley. 

 

4. Neighborhood Center [goal]: Make “Broadway” Fargo’s “Main Street” – a pedestrian-friendly, 

mixed-use magnet that anchors downtown neighborhoods. 

 

The project is located within the first block west of Broadway, and will provide uses of 

residential, commercial/retail and parking along 1st and 2nd Avenues North and Roberts Alley.  

 



5. Urban Design [goal]: Projects will embody strong urban design principles inclusive of building massing 

and form, building materials, pedestrian orientated design, streetscape, building orientation and recognition 

of the importance of defined block corners, architectural style, high building coverage percentages, limited 

setbacks or downtown district appropriate setbacks, design longevity and street level transparency. 

 

The project proposes near zero lot lines and high lot coverage, with commercial/retail along 1st and 

2nd Avenues North and Roberts Alley that provide storefronts with frequent doors and large 

amounts of clear glazing.  

 

6. Transportation [goal]:  Manage downtown transportation, accessibility and parking issues in a manner 

that will allow for further commercial developments and will make the entire area more user-friendly. 

 

The project proposes 88 parking stalls to provide parking for the Black Building during the day and 

residents during nights and weekends, with vehicular access from the alley to the west to maintain a 

pedestrian friendly streetscape.  

 

7. Safe Streets – Safe Neighborhoods [goal]: Encourage safe streets and safe neighborhoods by relying on 

and utilizing the “natural surveillance” of lively and active streets.  

 

The project will increase the “natural surveillance” with the additional residential and 

commercial/retail space which will increase activity on and along the street.  
 

8. High Quality Housing [goal]:  Continue to encourage the production of unique high quality housing that is 

developed in areas targeted for residential development or as a component of a mixed-use project. 

 

The residential units will be market rate with quality finishes, be well-lit, and include amenities such 

as a roof top terrace, bike parking, pet facilities and package room.  
 

9. Infill [goal]: Encourage and actively pursue projects that increase the productivity of underutilized 

property such as surface parking lots, vacant land and parcels with low building to land value ratios. Infill 

projects shall conform and be consistent with urban design principles as set forth in Goal 5, above. 

 

The project will replace surface parking lots in downtown with a mixed use project appropriate in 

an urban setting.  
 

10. Housing Amenities [goal]:  Integrate quality housing with public open space and neighborhood amenities, 

requiring the enhancement of existing amenities in conjunction with the creation of new ones. 

 

The project will provide amenities of a rooftop terrace, bike parking, pet facilities and package 

room.  

 

11. Downtown Entryways [goal]:  Enhance auto entry experiences with landscaping improvements to all 

major corridors (Broadway, Roberts St, 1st/NP Avenue, Main Avenue) and gateway statements at 

Broadway/Main Avenue, Broadway/6th Ave N, 1st Avenue/Red River, Main Avenue/Red River and 

Main Ave/10th Street N. 

 

The project will replace surface parking lots along 1st and 2nd Avenues North and Roberts Alley 

and improve the gateways downtown.  

 

12. The Place to Be [goal]: Make downtown the entertainment/cultural/recreational center of the city… Make 

downtown a key destination for visitors/conventioneers and a key destination for residents. 

 

The project will build upon the vibrancy that is occurring in downtown with the addition of 

commercial and housing options. The addition of commercial/retail along Roberts Alley will provide 

a unique and pedestrian friendly experience in downtown.  
 



13. A Place Like No Other [goal]:  Highlight the unique historic character of the Renaissance Zone by placing 

a high value on historic preservation and overall awareness of the history of the area. 

 

The project plans to incorporate the history of the site by playing homage to the original Kesler 

Block Apartment built on the site.  
 

14. 24 Hours a day – 7 Days per Week – 365 Days a Year [goal]:  Design spaces, facilities and features that 

will attract people to the area both day and night, on weekdays and weekends, and during all seasons of the 

year. 

 

Ninety-five residential units and additional ground floor commercial/retail will generate more 

activity with new visitors and residents.  
 

15. Connections and Coordination [goal]: … Strong connections between people, places and things to do are 

vital to creating a strong sense of community. 

 

The project replaces surface parking lots along the streetscape, which will improve the pedestrian 

experience and walkability, and will provide connections from Broadway to the west.  

 

 (19/20 points) 

 

Line 2: Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in this RZ Plan? [note that for mixed-use projects the total square footage should be 

dissected into commercial and residential totals for comparison to minimum investment thresholds]:  

 

Pursuant to City of Fargo Renaissance Zone standards, in order to qualify for consideration, a project must meet 

a minimum $40 per square foot capital improvement threshold for commercial rehabilitation and $100 per 

square foot for any new construction.  

 

According to the application, the structure accommodates 140,000 square feet, as follows: 

   

Lot Size: 33,837 SF 

 

Proposed Building Total: 140,000 square feet  

Commercial: approximately 13,000 SF 

Residential: approximately 96,000 SF 

Parking: approximately 31,000 SF    

 

Overall, the application estimates a total capital investment of $21,889,421 which calculates to approximately 

$156 per square foot.  

 

(10/10 points) 

 

Line 3: The new construction or proposed improvements are representative of “High Priority Land Uses” as defined 

by this RZ Plan (see pg. 29). 
 

Primary Sector Business:  N/A 

 

Active Commercial, Specialty Retail or Destination Commercial: The proposed project will produce a new building 

on a previously vacant and underutilized lot in Fargo’s downtown core and increase activity on an underutilized 

block.  

 

Mixed Use Development: The proposed uses will include commercial/retail, residential units, and structured 

parking in one building structure. 

 



Large, upscale residential units: The proposed residential development will include 95 premium marking rate 

units. 

 

(18/20 points) 

 

Line 4: The investment is located in a “Targeted Area” as defined by this RZ Plan (see pg. 29)? Consideration shall 

be given to whether this property has been vacant or underutilized for a period of time and/or whether the property is 

specifically targeted for clearance (see spreadsheet). 

1) Parcels that have been vacant or underutilized for an extended period of time: 

 

This site has been a surface parking lot for a number of years. 

 

(5/5 points) 

 

2) Parcels specifically targeted for clearance:  

The RZ Plan designates Block 10 as being appropriate for: preservation and rehabilitation; and 

redevelopment of surface parking lots. 

 

(5/5 points) 

 

(10/10 points) 

 

Line 5:  The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation?:  

 

This project will enhance public space with pedestrian activity and streetscape amenities by providing a mixed-

use infill project along with outdoor seating areas. 

 

(9/10 points) 

 

Line 6: Consideration and analysis as to the total actual investment in the project?  
 
As proposed, the redevelopment project and improvement costs significantly exceed both the 50% (true and full 

value of the building) and $100 per square foot requirement. As previously noted, the application represents a 

total estimated investment of $21,889,421. 

 
(10/10 points) 

 

Line 7: Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community?:  

 

The project does not involve the movement or relocation of a business from another North Dakota community. 

 

(10/10 points) 

 

Line 8: Is the project located within a historic district? Will the project fit contextually and will the project 

contribute or enhance the area from an architectural perspective?: 

 

This property is located within the boundary of the Downtown Historic District. The project proposes to restore 

the original historic building pattern by building to the sidewalk, the storefronts will have high transparency 

similar to historic buildings, and the parking will be hidden. The project proposes to incorporate the history of 

the site by playing homage to the original Kesler Block Apartment built on this site.  

 

(10/10 points) 

 



Summary: 

 

This application received a score of 96 on a 100-point scale. The applicant met all required criteria and the use is 

consistent with the RZ Plan. In addition, the proposed new construction project surpasses the local capital 

improvement requirement of $40 per square foot for a commercial rehab and $100 per square foot for new 

construction. 

 

This project is consistent with the RZ Plan to provide a mixed-use development within a target area that acts as 

an activity generator by providing for residential units and street-level retail activity. 

 

The amount invested in the project exceeds state and local guidelines. The project does not involve the relocation 

of commercial businesses from another North Dakota city. The applicant will not be seeking any historic 

preservation tax credits, however the applicant has applied for a TIF PILOT project to aid in the new 

construction.  

 

This project will make use of a lot that is currently underutilized. Staff believes that this project will be a benefit 

to the downtown community and will positively contribute to the health of surrounding businesses.  

 

Suggested motion:   

 

Recommend approval to the Fargo City Commission to approve the application submitted by DFI Kesler LLC 

and to grant the property tax exemption and the State income tax exemptions as allowed by the ND Renaissance 

Zone law contingent upon completion of the project and verification of costs. 

 

 



 

 Minimum Criteria (Proposals involving the purchase of income-generating property) 
  Possible 

Points 
Staff  

Rating 

1 Use consistent with the plan (as per Vision and Goals) 20 19 

2 Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in the RZ Plan? 

10 
10 

3 The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined in the RZ Plan: 

 Primary sector business 

 Active Commercial, Specialty Retail and/or Destination Commercial 

 Mixed use development (combination of housing, commercial, and/or retail uses in a 

horizontal or vertical fashion) 

 Large, upscale residential units 

20 18 

4 The investment is located in a ‘Target Area’ as defined by the RZ Plan: 

 Parcels that have been vacant or underutilized for an extended period of time 

 Parcels specifically targeted for clearance 

10 10 

5 The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation: 

 Incorporation of "civic" or "public" space within a redevelopment proposal will 

receive additional consideration 

 Demonstrated commitment to strengthening pedestrian corridors and issues of 

"connection" 

 Attention to streetscape amenities 

 Contribution to street activity 

10 9 

6 Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10  

 

Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10 10 

 

7 Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community: 

 Commercial tenants that are re-locating within the Downtown Area (as defined by 

the 1996 Downtown Area Plan) are not eligible for tax incentives without special 

approval from the Zone Authority 

 Commercial tenants that are relocating from a North Dakota community (other than 

Fargo) to the Fargo Renaissance Zone are not eligible for tax incentives without 

special approval from the Zone Authority. 

10 10 

8 Is the project located within a historic district? Will the project fit contextually and will the project contribute 

or enhance the area from an architectural perspective? 

 Although not included in the Project Review Guidelines, historic preservation is 

considered an important component of downtown projects even when Historic 

Preservation and Renovation Tax Credits are not being requested. 

10 10 

 Total Rating   (100 possible points) 100 96 
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Staff Report 

Renaissance Zone Application for 

Great Plains 1001 Holdings, LLC (281-F) 

1001 & 1011 NP Ave N; 28 10 St N; 1016 1 Ave N; 11 11 St N 

 
Project Evaluation: 

 

The City of Fargo received a Renaissance Zone application from Great Plains 1001 Holdings, LLC to 

construct a mixed-use commercial and residential building at 1001 & 1011 Northern Pacific Avenue North; 

28 10 Street North; 1016 1 Avenue North; 11 11 Street North.  Pursuant to the application, the intent of the 

project is to construct a 4-story, 220,000 square foot mixed-use project with 230 ground floor and structured 

parking stalls, a corner restaurant and three floors (160 units) of market-rate residential units. 

 

Construction is anticipated to begin Fall 2019 and the proposed timeframe of opening is late 2020 for phase 1 

and early 2021 for phase 2.  

 

The Planning Department has reviewed the application and has provided a project ranking based on the analysis 

below. 

 

Lines 1: Use consistent with the RZ Plan (as per Visions and Goals): As noted in the 2015 Renaissance Zone 

Development Plan the desired land use on the southwest corner of Block 37 is identified as: clearance and 

redevelopment of mixed-use or commercial/retail with ground floor interaction on 10th Street and NP Avenue; housing 

on upper floors; definition of block corners shall be critical on this block. As proposed, the project will contribute to a 

number of goals and objectives as outlined in the RZ Plan as follows: 

 

1. Activity Generator [goal]: Develop activity generating enterprises along Renaissance Zone’s major 

commercial corridors: Robert Street/2nd Avenue.  

 

The mixed-use project will generate activity by replacing the surface parking lots and several 

existing structures with residential and commercial/retail land uses. The project adds 230 residential 

units, 5,500 square feet of commercial space, and 230 ground floor and structured parking stalls. 
 

2. Walkable Districts [goal]: Create “walkable districts” that integrate a wide range of activities and land 

uses; thus encouraging on-street activity… 

 

The project is mixed-use and includes residential and some ground floor commercial/retail along the 

street, with a restaurant proposed at the corner of NP Avenue and 10th Street North.  

 

3. Ground Floor Uses [goal]: Reserve ground floor land uses to those that will encourage streets to come to 

life – shops, offices, cafes, restaurants and other “public” facilities. 

 

A restaurant proposed at the corner of NP Avenue and 10th Street North. 

 

4. Neighborhood Center [goal]: Make “Broadway” Fargo’s “Main Street” – a pedestrian-friendly, 

mixed-use magnet that anchors downtown neighborhoods. 

 

The project is not located along Broadway, but will expand activity in this area of downtown.  

 

5. Urban Design [goal]: Projects will embody strong urban design principles inclusive of building massing 

and form, building materials, pedestrian orientated design, streetscape, building orientation and recognition 



of the importance of defined block corners, architectural style, high building coverage percentages, limited 

setbacks or downtown district appropriate setbacks, design longevity and street level transparency.  

 

The project proposes near zero lot lines and high lot coverage. There are walk-up residential units 

and 5,500 square feet of restaurant at the corner of 10th Street North and NP Avenue North. While 

the Renaissance Zone specifically calls out that the definition of block corners are critical on this 

block, what staff is unsure of is the community’s value of enhancement, and its relationship of urban 

design and street activity. Renaissance Zone projects are anticipated to be conscience of four-sided 

design, which has been seen with other projects within the downtown.  

 

6. Transportation [goal]:  Manage downtown transportation, accessibility and parking issues in a manner 

that will allow for further commercial developments and will make the entire area more user-friendly. 

 

The project proposes approximately 230 parking stalls to support increased density on the site. 

Northern Pacific Avenue has a protected bike lane and is also served by several bus routes.   

 

7. Safe Streets – Safe Neighborhoods [goal]: Encourage safe streets and safe neighborhoods by relying on 

and utilizing the “natural surveillance” of lively and active streets.  

 

The project will increase the “natural surveillance” with the 160 residential and corner restaurant 

space which will increase activity on and along the street.  
 

8. High Quality Housing [goal]:  Continue to encourage the production of unique high quality housing that is 

developed in areas targeted for residential development or as a component of a mixed-use project. 

 

The residential units will be market rate with quality finishes, be well-lit, and include amenities such 

as a roof top terrace, bike parking, pet facilities and package room.  
 

9. Infill [goal]: Encourage and actively pursue projects that increase the productivity of underutilized 

property such as surface parking lots, vacant land and parcels with low building to land value ratios. Infill 

projects shall conform and be consistent with urban design principles as set forth in Goal 5, above. 

 

The project will replace under-utilized site in downtown with a mixed use, higher density project 

appropriate in an urban setting.  
 

10. Housing Amenities [goal]:  Integrate quality housing with public open space and neighborhood amenities, 

requiring the enhancement of existing amenities in conjunction with the creation of new ones. 

 

The project will provide amenities of a rooftop terrace, bike parking, pet facilities and package 

room.  

 

11. Downtown Entryways [goal]:  Enhance auto entry experiences with landscaping improvements to all 

major corridors (Broadway, Roberts St, 1st/NP Avenue, Main Avenue) and gateway statements at 

Broadway/Main Avenue, Broadway/6th Ave N, 1st Avenue/Red River, Main Avenue/Red River and 

Main Ave/10th Street N. 

 

The project will replace single story buildings and surface parking lots with a multi-story project 

along NP Avenue North, 10th Street North and 1st Avenue North, all of which are gateways into 

downtown. 

 

12. The Place to Be [goal]: Make downtown the entertainment/cultural/recreational center of the city… Make 

downtown a key destination for visitors/conventioneers and a key destination for residents. 

 

This area of downtown is already experiencing revitalization from the Historic Union, Prairie Roots 

Food Co-Op, Woodrow Apartments and Jade properties projects.   
 

13. A Place Like No Other [goal]:  Highlight the unique historic character of the Renaissance Zone by placing 

a high value on historic preservation and overall awareness of the history of the area. 



 

The site does not have any historic structures, but the project proposes to incorporate historic 

elements of the site into the branding and design.   
 

14. 24 Hours a day – 7 Days per Week – 365 Days a Year [goal]:  Design spaces, facilities and features that 

will attract people to the area both day and night, on weekdays and weekends, and during all seasons of the 

year. 

 

One hundred and sixty residential units and additional ground floor commercial/retail will generate 

more activity with new visitors and residents.  
 

15. Connections and Coordination [goal]: … Strong connections between people, places and things to do are 

vital to creating a strong sense of community. 

 

The project replaces single story buildings and surface parking lots along the streetscape, which will 

improve the pedestrian experience and walkability, and will provide connections to Broadway from 

the West.  

 

 (18/20 points) 

 

Line 2: Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in this RZ Plan? [note that for mixed-use projects the total square footage should be 

dissected into commercial and residential totals for comparison to minimum investment thresholds]:  

 

Pursuant to City of Fargo Renaissance Zone standards, in order to qualify for consideration, a project must meet 

a minimum $40 per square foot capital improvement threshold for commercial rehabilitation and $100 per 

square foot for any new construction.  

 

According to the application, the structure accommodates 220,000 square feet, as follows: 

   

Lot Size: 92,826 SF 

 

Proposed Building Total: 220,000 SF 

Commercial: approximately 5, 500 SF 

Residential: approximately 134,000 SF 

Parking: approximately 78,000 SF     

 

Overall, the application estimates a total capital investment of $32,267,549 which calculates to approximately 

$146 per square foot.  

 

(10/10 points) 

 

Line 3: The new construction or proposed improvements are representative of “High Priority Land Uses” as defined 

by this RZ Plan (see pg. 29). 
 

Primary Sector Business:  N/A 

 

Active Commercial, Specialty Retail or Destination Commercial: The proposed project will produce a new building 

on an underutilized lot in Fargo’s downtown core and increase activity, and will provide a 5,500 square foot 

restaurant.   

 

Mixed Use Development: The proposed uses will include a restaurant, residential units, and structured parking in 

one building structure. 

 

Large, upscale residential units: The proposed residential development will include 160 premium marking rate 

units. 

 

(17/20 points) 

 



Line 4: The investment is located in a “Targeted Area” as defined by this RZ Plan (see pg. 29)? Consideration shall 

be given to whether this property has been vacant or underutilized for a period of time and/or whether the property is 

specifically targeted for clearance (see spreadsheet). 

1) Parcels that have been vacant or underutilized for an extended period of time: 

 

This site has been a surface parking lot and low density development (single story buildings) for a 

number of years. 

 

(5/5 points) 

 

2) Parcels specifically targeted for clearance:  

The RZ Plan designates Block 37 as being appropriate for: clearance and redevelopment of mixed-use or 

commercial/retail with ground floor interaction on 10th Street and NP Avenue; housing on upper floors; 

definition of block corners shall be critical on this block. 

 

(5/5 points) 

 

(10/10 points) 

 

Line 5:  The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation?:  

 

This project will enhance public space with pedestrian activity by creating a node in this area of downtown. The 

building form will improve the pedestrian experience. 

 

(8/10 points) 

 

Line 6: Consideration and analysis as to the total actual investment in the project?  
 
As proposed, the redevelopment project and improvement costs significantly exceed both the 50% (true and full 

value of the building) and $100 per square foot requirement. As previously noted, the application represents a 

total estimated investment of $32,267,549. 

 
(10/10 points) 

 

Line 7: Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community?:  

 

The applicant expects the restaurant would be a new business. 

 

(10/10 points) 

 

Line 8: Is the project located within a historic district? Will the project fit contextually and will the project 

contribute or enhance the area from an architectural perspective?: 

 

This property is not located within the boundary of the Downtown Historic District. The project will be consistent 

with historic urban development and the building exterior must conform the Downtown Mixed-Use design 

standards.  

 

(10/10 points) 

 

Summary: 

 

This application received a score of 93 on a 100-point scale. The applicant met all required criteria and the use is 

consistent with the RZ Plan. In addition, the proposed new construction project surpasses the local capital 

improvement requirement of $40 per square foot for a commercial rehab and $100 per square foot for new 

construction. 

 

This project is consistent with the RZ Plan to provide a mixed-use development within a target area that acts as 

an activity generator by providing for residential units and street-level retail activity. 



 

The amount invested in the project exceeds state and local guidelines. The project does not involve the relocation 

of commercial businesses from another North Dakota city. The applicant will not be seeking any historic 

preservation tax credits, however the applicant is proposing to secure a PILOT project to aid in the new 

construction.  

 

This project will make use of a lot that is currently underutilized. Staff believes that this project will be a benefit 

to the downtown community and will positively contribute to the health of surrounding businesses.  

 

Suggested motion:   

 

Recommend approval to the Fargo City Commission to approve the application submitted by Great Plains 1001 

Holdings, LLC and to grant the property tax exemption and the State income tax exemptions as allowed by the 

ND Renaissance Zone law contingent upon completion of the project and verification of costs. 

  

 



 

 Minimum Criteria (Proposals involving the purchase of income-generating property) 
  Possible 

Points 
Staff  

Rating 

1 Use consistent with the plan (as per Vision and Goals) 20 18 

2 Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in the RZ Plan? 

10 
10 

3 The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined in the RZ Plan: 

 Primary sector business 

 Active Commercial, Specialty Retail and/or Destination Commercial 

 Mixed use development (combination of housing, commercial, and/or retail uses in a 

horizontal or vertical fashion) 

 Large, upscale residential units 

20 17 

4 The investment is located in a ‘Target Area’ as defined by the RZ Plan: 

 Parcels that have been vacant or underutilized for an extended period of time 

 Parcels specifically targeted for clearance 

10 10 

5 The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation: 

 Incorporation of "civic" or "public" space within a redevelopment proposal will 

receive additional consideration 

 Demonstrated commitment to strengthening pedestrian corridors and issues of 

"connection" 

 Attention to streetscape amenities 

 Contribution to street activity 

10 8 

6 Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10  

 

Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10 10 

 

7 Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community: 

 Commercial tenants that are re-locating within the Downtown Area (as defined by 

the 1996 Downtown Area Plan) are not eligible for tax incentives without special 

approval from the Zone Authority 

 Commercial tenants that are relocating from a North Dakota community (other than 

Fargo) to the Fargo Renaissance Zone are not eligible for tax incentives without 

special approval from the Zone Authority. 

10 10 

8 Is the project located within a historic district? Will the project fit contextually and will the project contribute 

or enhance the area from an architectural perspective? 

 Although not included in the Project Review Guidelines, historic preservation is 

considered an important component of downtown projects even when Historic 

Preservation and Renovation Tax Credits are not being requested. 

10 10 

 Total Rating   (100 possible points) 100 93 
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