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RENAISANCE ZONE AUTHORITY 
Wednesday, February 26, 2025 | 8:00 AM 

City Commission Chambers 
AGENDA 

 
 

1. Approval of Minutes: December 18, 2024 

2. Review application from DH Ventures, LLC (rehabilitation) located at 508, 510 and 512 

Broadway North 

3. Review application from Cass Clay Community Land Trust (rehabilitation and new 

construction) located at 717 3rd Avenue North 

4. Review application from Lennon Lofts, LLC (new construction) located at 214 and 220 6th 

Avenue North 

5. Modifications to Project Staff Reports  

6. Adjourn – Next Meeting: March 26, 2025 

 

 

http://www.fargond.gov/
http://www.fargond.gov/streaming
https://fargond.gov/city-government/boards-commissions/renaissance-zone-authority


RENAISSANCE ZONE AUTHORITY 
MINUTES 

 
 
Regular Meeting:  Wednesday, December 18, 2024 
 
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, 
December 18, 2024. 
 
The Renaissance Zone Authority members present or absent were as follows: 
 
Present: Deb Mathern, Reid Middaugh, Brian Larson, Prakash Mathew, Dr. Dean 

Bresciani, Commissioner Dave Piepkorn 
 
Absent: Tony Grindberg, Mayor Tim Mahoney 
 
Chair Mathern called the meeting to order. 
 
Item 1: Minutes:  Regular Meeting of November 27, 2024 
Member Middaugh moved the minutes of the November 27, 2024 Renaissance Zone 
Authority meeting be approved. Second by Member Larson. All Members present voted 
aye and the motion was declared carried. 
 
New Planner Chelsea Levorsen was introduced to the Board. 
 
Item 2: Review application from MBN Properties (rehabilitation and historic 
preservation) located at 701 Main Avenue. 
 
Planning and Development Director Nicole Crutchfield presented the staff report for a 
rehabilitation and historic preservation project at 701 Main Avenue. 
 
Applicant representative Tony Eukel, MBN Engineering, spoke on behalf of the 
application. 
 
Discussion was held on parking, exterior property changes, and project scoring. 
 
Member Bresciani moved to recommend approval to the City Commission to approve 
the application submitted by MBN Properties, LLC and to grant the property tax 
exemption, the State income tax exemptions, and historic preservation and tax credits, 
as allowed by the North Dakota Renaissance Zone law contingent upon completion of 
the project and verification of costs. Second by Member Mathew. On call of the roll 
Members Piepkorn, Middaugh, Mathew, Larson, Bresciani, and Mathern voted aye. 
Absent and not voting: Members Mahoney and Grindberg. The motion was declared 
carried. 
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Item 3: Fargo Land Development Code 2026 update 
 
Ms. Crutchfield provided an update on the Land Development Code update, spoke on 
next steps and the upcoming timeline. She noted the consultant will be back on site the 
week of February 24. 
 
Item 4: Renaissance Zone Development Plan Update 
 
Ms. Crutchfield shared that all local steps have passed and the City is waiting on the 
last approval acceptance from the State. 
 
Discussion was held on the upcoming legislative session and to keep the board up to 
date on any issues that could impact the Renaissance Zone. 
 
Item 5: Adjourn – Next Meeting: January 22, 2025 
 
The time at adjournment was 8:21 a.m. 
 
 
 
 



Staff Report 
Renaissance Zone Application for 

DH Ventures, LLC (369-F) 
508, 510 & 512 Broadway 

 
Project Evaluation: 
 
The City of Fargo received a Renaissance Zone application from DH Ventures, LLC for a commercial rehabilitation 
project at 508, 510 & 512 Broadway.  Pursuant to the application, the intent of the project is to renovate the 
existing building into five commercial spaces. Work includes new flooring, insulation and drywall, updates to 
HVAC, electrical and plumbing, roof repair and façade improvements of new doors, windows and restoring 
building to brick face.   
 
 
The Planning Department has reviewed the application and has provided a project ranking based on the analysis 
below. 
 
1. Renaissance Zone Plan Goals: Use consistent with the RZ Plan (as per Visions and Goals): As noted in the 2025 

Renaissance Zone Development Plan. (portions of responses are from application) 
 
a. Grow as a Neighborhood: Invest in housing to increase the population living Downtown and maintain Downtown’s 

diversity. 
The application states that increasing business availability downtown naturally enhances the area’s livability, 
attracting those who appreciate a walkable lifestyle, and that more residents in the heart of Fargo lead to a 
stronger sense of community and better support for local businesses, creating a self-sustaining cycle that drives 
more housing demand and neighborhood diversity.  

 
b. Prosper as a Business Center: Increase the number and types of jobs Downtown. 

That application notes that a restored, optimized commercial space attracts quality tenants and businesses, 
contributing to job creation, consumer traffic, and other economic activities in Downtown Fargo, and the 
increased foot traffic supports neighboring businesses and stimulates additional investments.  

 
c. Thrive as a Destination: Create a unique Downtown experience with an activated riverfront and vibrant sidewalks 

and public spaces that serve as the backdrop of the community’s social life. 
The application states that returning the property to its original condition respects Fargo’s architectural heritage, 
boosting local pride and creating a visually appealing landmark that enhances the surrounding area, attracting an 
increased number of visitors which will in turn improve communal interaction.   

 
d. Be a model for Inclusive Growth and Development: Protect Downtown’s diversity and evolve as a model for 

equitable growth and development. 
The project does not address diversity in housing, public amenities, or needs for specific populations, such as 
those experiencing homelessness. The application notes that addressing neglected conditions and outdated 
infrastructure reduces safety hazards and lowers maintenance demand, and the project will serve diverse future 
tenants, fostering long-term business opportunities. See application for more information.  

 
e. Complete our Streets: Make complete streets common place and encourage trips by foot, bicycle, and bus, as well 

as car. 



The project will improve the storefront and new businesses will encourage more traffic. Bus Route 11 travels on 
this block on Broadway, and there are several stops within two blocks of the property.    

 
f. Park Smart: Manage parking resources to meet the needs of drivers, while also making room for new 

development and activity. 
There is no parking on the property, however, the Mercantile parking ramp is within a block of the property and 
the ROCO parking ramp is about two blocks away.  

 
g. Play with purpose: Develop a system of connected all-season green spaces designed for people (of a range of ages 

and interests) and purpose (as infrastructure that absorbs stormwater). 
The property does not currently include or allow for extensive green space or storm water infrastructure.  
  

(13/20 points) 
 
2. Investment Thresholds: Does the investment comply with minimum investment thresholds (locally 

determined) for residential and commercial projects as set forth in this RZ Plan?  
 

According to the application, the structure is 4,665 square feet. The application estimates a total capital 
investment of $350,000. This equates to roughly a $75 / square foot investment on the commercial space. 

 
(10/10 points) 
 

3. High Priority Land Use: The new construction or proposed improvements are representative of “High Priority 
Land Uses” as defined by this RZ Plan (page 9). 

 
a. Primary Sector Business:  

Staff is not aware that the proposed business is considered primary sector business. 
b. Active Commercial, Specialty Retail or Destination Commercial:  

Staff is not aware that the proposed business is considered active commercial, specialty retail, or destination 
commercial, however retail could be considered active commercial.   

c. Mixed Use Development:  
The project is not mixed use.  

 
(7/20 points) 
 

4. Targeted Areas: Is the investment located in a “Targeted Area” as defined by this RZ Plan? 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. 

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

The building was built in 1914. The applicant has noted that most of the space has been vacant for some time.  
b. Parcels specifically targeted for clearance:  

The RZ Plan identifies Block 2 for Mixed Use – Ground floor retail/commercial with upper level housing.    
 
(8/10 points) 

 
5. Urban Design: Is the project representative of strong urban design principles? 

 



The building was constructed in 1914. The project provides new flooring, insulation and drywall, updates to HVAC, 
electrical and plumbing, roof repair. Façade improvements of new doors, windows and restoring building to brick 
face, which will improve the look and materials that exist today. Doors and windows will be replaced, but maintain 
the amount of windowfront that exists today.  The project is located within the DMU, Downtown-Mixed Use 
zoning district and will have to meet required the design standards. 

 
(9/10 points) 

 
6. Investment Analysis: Consideration and analysis as to the total actual investment. 

 
As proposed, the redevelopment project and improvement costs exceed both the 50% (true and full value of the 
building) and $40 per square foot requirement for commercial rehabilitation. The application represents a total 
estimated capital investment of $350,000 with a current building valuation of $269,200. The capital investment 
is approximately $75 per square foot.  
 

 (10/10 points) 
 

7. Business Relocation: Consideration as to whether the project will include or accommodate the relocation of a 
business from another North Dakota community? 

 
Staff is not aware of any businesses moving or relocating to this location from another community.   

 
(10/10 points) 

 
8. Street Activation: Will the project fit contextually and will the project contribute or enhance the area from an 

architectural perspective?  
 
The project will bring back a more historic building look with the use of brick on both the east and west façade, 
maintaining the storefront doors and windows along Broadway. The project also updates the west façade, which 
currently looks like the “back of house”, providing two lease spaces with glass walk-in and overhead doors, which 
will encourage vibrancy and foot traffic along Roberts Street.  

 
(9/10 points) 

 
Summary: 
 
This application received a score of 76 on a 100-point scale.  The proposed project surpasses the local capital 
improvement requirement of $40 per square foot requirement for commercial rehabilitation. The amount invested 
in the project exceeds state and local guidelines. 
 
Staff is recommending approval to the Fargo City Commission and believes this project is a benefit to the downtown 
community and will positively contribute to the health of surrounding neighborhood and nearby businesses.  
 
Suggested motion: 
Recommend approval to the Fargo City Commission to approve the application submitted by DH Ventures, 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. 



 
 

 
Criteria: 

Staff 
Rating  

Possible 
Points 

1 Use consistent with the plan (as per Vision and Goals) 13 20 

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, industry and talent-dependent 
Enterprises 

• 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) 

7 20 

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 

8 10 

5 Is the project representative of strong urban design principles? 9 10 

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 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 Will the project fit contextually and will the project contribute or enhance 
the area from an architectural perspective? 

9 10 

Total Rating (100 possible points) 76 100 
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APPLICATION FOR RENAISSANCE ZONE PROJECT 

Property owners, business owners, developers or investors interested in pursuing a Renaissance Zone project should review 
the 2019 RZ Plan. The RZ Plan delineates the current geographical boundaries of the program (only certain blocks within the 
downtown core are included) and provides additional detail on minimum investment requirements and applicable program 
goals and objectives that must be met. 

Application submitted for (check all that apply): 
D New Construction 

0 Purchase with Major Improvements 

D Primary Residential Purchase 

Property Owner Information 

Name (printed): DH Ventures, LLC 

Name (printed):

Address: 508 Broadway N, Fargo, ND 58102 

Parcel Information 

Address: 508 Broadway N, Fargo, ND, 58102 

Unit Number: 

Renaissance Zone Block Number: 2 

D Commercial Lease 

D Rehabilitation: D Commercial D Residential 

0 Block Addition 

Contact Person Information (if different than owner) 

Name (printed): Landon Holt 

Address: 

3155 Bluestem Dr#385 , West Fargo, ND 58078 

Legal Description (attach separate sheet if more space is needed): Lot 4&5 ; Block E: Supplemental Description: Kirkha,a

Lot 4&5 ; Block E; Supplemental Description: Kirkhams Subd; Addition Name: Chapin, Johnson, Barretts 

Parcel Number: 01-0450-00400-000 

Is this property listed on or a contributing structure to the National Register of Historic Places? 
Do you intend to apply for a Historic Preservation Tax Credit in conjunction with this project? 

Project Information 

Total Project Cost: 
(Qualified Capital Improvements) $180 ,500 

Current Use of Property: Retail 

Anticipated Use Upon Completion: Retail 

Expected Date of Purchase: 11/8/2024 
Estimated Property Tax Benefit: 
(Over five year exemption period) $19 ,961 .20 

Current Employees: 
(Full-time equivalent) 

Expected Date of Occupancy: 4/1/2025 

Estimated State Income Tax Benefit: 
(Over five year exemption period) 

Anticipated Employees: 
(Full-time equivalent) 

D Yes 
D Yes 

[l] No 
[l] No 

11 Page 

$350,000

$58,200 $50,000

talei
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Scope of Work 

Renovate exterior of property, new windows & doors, move metal, return to brick face. Redo floors 
including sub-floor, insulate sheet rock, new lighting, & drywall. Rerun HVAC system, electric, & 
plumbing. Repair damaged roof. 

I Additional Project Information 

New Construction/Rehabilitation/Purchase with Improvements Only 

Current Building Value: Estimated Building Value Upon Completion: $
449 200 (Taxable Improvement Value) $269,200 (Taxable Improvement Value) • 

Building Area Upon Number of Stories 
Completion (SF): 4665 Upon Completion: 1 

Commercial Lease Only 

Lease Area Upon Completion (SF): 

Type of Business: 

D New business D Expanding Business D Existing Business D Continuation of a lease moving from 
moving to the moving to the Expanding within the one Renaissance Zone Project to 
Renaissance Zone Renaissance Zone Renaissance Zone another Renaissance Zone Project 

Residential Purchase Only 

Will this be your primary place of Residency?: 

Acknowledgement - We hereby acknowledge that we have familiarized ourselves with the rules and regulations to the 
preparation of this submittal an that the forgoing information is true and complete to the best of our knowledge. 

Owner (Signature): Date: 

Joint Owner (Signature): Date: 

Representative (Signature): Date: 

2 IPage 
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THE FOLLOWING CHECKLIST MUST BE COMPLETED AND SUBMITTED WITH THE APPLICATION FORM: 

Submitted N/A 
Current photos of property, relevant to project LJ 
scope and proposed renderings of the 
proposed project 

Certificate of Good Standing from the Office of l.{J 
the State Tax Commissioner 

Business Incentive Agreement from the □ □ 
Department of Commerce for all non-

Renaissance Zone Project residential projects 

For residential purchases provide proof of □ l!'.'..J 
ownership and closing date 

Goals and objectives as outlined in the 2015 l.{J u 
Fargo Renaissance Zone Development Plan 
(Attachment A) 

APPL/CATION DEADLINES: 
The Renaissance Zone Authority regularly meets on the Fourth Wednesday of each month at 8:00 am in the in the City 
Commission Chambers at 225 4th Street North, Fargo, ND 58102. For consideration during a monthly meeting: 

• Renaissance Zone applications are due by 4:30 pm on the last weekday of each month. 

REQUIREMENTS, POLICIES, AND GUIDELINES: 
The Renaissance Zone is administered according to the following written documents, each of which are available on the 
City of Fargo's website. 

• Renaissance Zone Designation 
o City of Fargo Renaissance Zone Development Plan 
o North Dakota Renaissance Zone Program Guidelines 

CERT/FICA T/ON: 
Applicant certifies that, to the best of his/her knowledge and belief, the information contained in the application and 
attached hereto is true and correct. Applicant also certifies that he/she understands all written requirements, policies, and 
guidelines of the Fargo Renaissance Zone Authority, the City o] Far o, and/or the State of North Dakota governing the 
use of the procedure or program being applied for: 

t_ /kl~ I/-- 'I- 1'1 
(Applicant's Signature) (Printed Name) (Date) 

If the property owner(s) and applicant are different, the property owner certifies that he/she has full knowledge of this 
application and consents to its submission: 

(Applicant's Signature) (Printed Name) (Date) 

(Applicant's Signature) (Printed Name) (Date) 

4 IPage 



Goals of the Fargo Renaissance Zone Plan 
Is the proposed use of the project consistent with the RZ Plan? As noted in the Renaissance Zone Development Plan the 
desired land use will contribute to a number of goals: 

1. Grow as a Neighborhood. How will this project invest in housing to increase the population living Downtown and 
maintain Downtown's diversitv? 

Increasing business availability downtown naturally enhances the area's livability, attracting 
those who appreciate a walkable lifestyle. More residents in the heart of Fargo lead to a 
stronger sense of community and better support for local businesses, creating a 
self-sustaining cycle that drives more housing demand and neighborhood diversity. 

2. Prosper as a Business Center. How will this project increase the number and type of jobs Downtown (or 
accessible from Downtown)? 

A restored, optimized commercial space attracts quality tenants and businesses, contributing 
to job creation, consumer traffic, and other economic activities in downtown Fargo. The 
increased foot traffic supports neighboring businesses and stimulates additional investments. 

3. Thrive as a Destination. How will this project create a unique Downtown experience with an activated riverfront 
and vibrant sidewalks and public spaces that serve as the backdroo to the communitv's social life? 

Returning the property to its original condition respects Fargo's architectural heritage, 
boosting local pride and creating a visually appealing landmark that enhances the surrounding 
area, attracting an increased number of visitors which will in turn improve communal 
interaction. 

4. Be a Model for Inclusive Growth and Development. How will this project protect Downtown's diversity and evolve 
as a model for equitable i:irowth and develooment? 

Addressing neglected conditions and outdated infrastructure not only reduces safety hazards but ensures a 
modernized, efficient layout that reduces utility strain. This benefits the community by providing a safer and 
more resilient building with lowered maintenance demands. By prioritizing structural and utility efficiency, this 
project prepares 508 Broadway to serve diverse future tenants, fostering long-term business opportunities 
that contribute sustained tax revenue for the city. 

5. Complete our Streets. How will this project make complete streets common place and encourage trips by foot, 
bicvcle, and bus, as well as car? 

An improved and more attractive storefront with a diverse array of businesses will provide an 
incentive to visit the locale, increasing traffic by any means. 

6. Park Smart. How will this project manage parking resources to meet the needs of drivers, while also making room 
for new development and activitv? 

Parking in the area is limited in the front and rear, however improved signage indicating 
proper usage outside the storefront can reduce the clutter of improperly parked vehicles. 

SIP age 



7. Play with Purpose. Will this project develop a system of connected all-season green spaces designed for people 
of a ranee of aces and interests) and ourcose las infrastructure that absorbs stormwaterl? 

The building lacks the capacity to develop this aspect within its space. 

6[Page 
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Staff Report 
Renaissance Zone Application for 

Cass Clay Community Land Trust (370-F) 
717 3 Ave N 

 
Project Evaluation: 
 
The City of Fargo received a Renaissance Zone application from Cass Clay Community Land Trust to 
construct a commercial rehabilitation and new construction project at 717 3 Ave N.  Pursuant to the 
application, the intent of the project is to rehabilitate the existing building to renovate the interior 
into an office space, update the exterior façade, and add a 20’ x 20’ building addition.  This would 
include shifting the building on site, adding the building addition, and remodeling the interior space 
by adding a second entry, waiting area, storage, bathrooms, and a basement.  The building will be one 
story in height and approximately 1,322 square feet total. 
 
The Planning Department has reviewed the application and has provided a project ranking based on the 
analysis below. 
 
1. Renaissance Zone Plan Goals: Use consistent with the RZ Plan (as per Visions and Goals): As noted in the 

2024 Renaissance Zone Development Plan (portions of responses are from applicant, as noted). See 
application for additional information.  

 
a. Grow as a Neighborhood: Invest in housing to increase the population living Downtown and maintain 

Downtown’s diversity. 
The project does not provide any housing. 
 

b. Prosper as a Business Center: Increase the number and types of jobs Downtown. 
There is one tenant space proposed for the Community Land Trust.  Expanding the existing building 
will allow them to add more full-time staff. 
 

c. Thrive as a Destination: Create a unique Downtown experience with an activated riverfront and 
vibrant sidewalks and public spaces that serve as the backdrop of the community’s social life. 
The project does not include the riverfront, increasing sidewalks, nor public spaces. 
 

d. Be a model for Inclusive Growth and Development: Protect Downtown’s diversity and evolve as a 
model for equitable growth and development. 
The project does not address diversity, public amenities, or needs for specific populations. 
 

e. Complete our Streets: Make complete streets common place and encourage trips by foot, bicycle, 
and bus, as well as car. 
The project does not address complete streets or multi-modal transportation.  MATBUS Routes 13, 
17, and 33 are within a few blocks of the subject property, running along 2 Avenue North, 10 Street 
North, 4 Avenue North, and 7 Street North 



 
f. Park Smart: Manage parking resources to meet the needs of drivers, while also making room for new 

development and activity. 
There are 3 parking spaces proposed on the subject property.  The applicant will encourage 
agreements between neighboring properties to share parking resources by utilizing spaces during 
off-peak hours.  The DMU, Downtown Mixed-Use zone does not have parking requirements per the 
Land Development Code. 
 

g. Play with purpose: Develop a system of connected all-season green spaces designed for people (of a 
range of ages and interests) and purpose (as infrastructure that absorbs stormwater). 
The existing building and parking do not currently include any extensive green spaces or storm water 
retainage.  Plans include general green space around the perimeter of the building. 
 
(13/20 points) 

 
2. Investment Thresholds: Does the investment comply with minimum investment thresholds (locally 

determined) for residential and commercial projects as set forth in this RZ Plan?  
 

According to the application, the structure accommodates 1,322 square feet, as follows: 
 

• Proposed Building Total: approximately 1,322 SF 

• Building Renovation (existing): approximately 616 SF 

• Building Addition (with mezzanine): approximately 706 SF 
 
Overall, the application estimates a total capital investment of $350,000.  $100,000 is for the renovation, 
and $250,000 is for the new construction.  This equates to roughly a $162.34 investment per square foot 
on the renovated portion, and $354.11 for the building addition full building. 

 
(10/10 points) 
 

3. High Priority Land Use: The new construction or proposed improvements are representative of “High 

Priority Land Uses” as defined by this RZ Plan (page 6). 
 

a. Primary Sector Business:  
Staff is not aware that the applicant is specifically targeting primary sector business.  
 

b. Active Commercial, Specialty Retail or Destination Commercial:  
Staff is not aware that the applicant is specifically targeting these specific commercial typologies. 
 

c. Mixed Use Development:  
The project is not mixed-use. 

 
(3/20 points) 
 

4. Targeted Areas: Is the investment located in a “Targeted Area” as defined by this RZ Plan? 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. 

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

.



The subject property was built in 1907 and has been designated as a single-family use in the RZ Plan.  
The Community Land Trust has owned the property since July of 2022.  Prior to that, the property 
was vacant since at least 2019. 
 

b. Parcels specifically targeted for clearance:  
The RZ Plan identifies Block 43 for: Preservation potential on the southwest portion.  The East half 
for clearance and redevelopment (except NE corner), preservation of SE corner; mixed use or 
housing.  The Northwest for clearance and redevelopment; mixed-use or housing. 
 
(10/10 points) 

 
5. Urban Design: Is the project representative of strong urban design principles? 

 
The building will keep its existing structure and design as well as adding a basement and building 
addition. The building was constructed in 1907, and the rehab maintains the character of the building 
while adding the addition to the rear of the structure. The addition appears to have a different 
architectural character than the existing structure.  The overall project includes adding surface level 
parking on the property along the alley to the east.  The project is located within the DMU, Downtown-
Mixed Use zoning district and will have to meet the architectural intent of that zoning district 
requirements as well. 

 
(8/10 points) 

 
6. Investment Analysis: Consideration and analysis as to the total actual investment. 

 
As proposed, the redevelopment portion of the project and improvement costs significantly exceed both 
the 50% (true and full value of the building) and $40 per square foot requirement for commercial 
rehabilitation. As previously noted, the application represents a total estimated investment of $100,000, 
investing nearly three times the current building value. This equates to roughly a $162.34 investment per 
square foot on the existing commercial portion. 
 
The new construction portion of the project and improvement costs significantly exceeds the $100 per 
square foot requirement, proposing a total estimated investment of $250,000.  This equates to roughly 
a $354.11 investment per square foot of the new construction portion. 
 

 (10/10 points) 
 

7. Business Relocation: 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 community.  The 
current business is expanding from a different downtown Fargo location to operate in a larger space to 
be prepared with this project. 

 
(10/10 points) 

 
8. Street Activation: Will the project fit contextually and will the project contribute or enhance the area 

from an architectural perspective?  
 



Renaissance Zone projects are anticipated to be conscience of four-sided design, which has been seen 
with other projects within the downtown, this project will be a rehabilitation of an existing building and 
building an addition onto it. 

 
(8/10 points) 

 
Summary: 
 
This application received a score of 72 on a 100-point scale. The applicant met criteria and the use is consistent 
with the RZ Plan. In addition, the proposed project surpasses the local capital improvement requirement of 
$40 per square foot requirement for commercial rehabilitation as well as the $100 per square foot 
requirement for new construction. The amount invested in the project exceeds state and local guidelines. The 
project does involve the relocation of commercial businesses from another area in Fargo. 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 neighborhood and nearby businesses and is recommending approval.  
 
Suggested motion:   
Recommend approval to the Fargo City Commission to approve the application submitted by Cass Clay 
Community Land Trust 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. 

 

 
Criteria: 

Staff 
Rating  

Possible 
Points 

1 Use consistent with the plan (as per Vision and Goals) 13 20 

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, industry and talent-dependent 
Enterprises 

• 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) 

3 20 

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 Is the project representative of strong urban design principles? 8 10 

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 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 Will the project fit contextually and will the project contribute or enhance 
the area from an architectural perspective? 

8 10 

Total Rating (100 possible points) 72 100 



City of Fargo, ND³
These data are provided on
an "AS-IS" basis, without
warranty of any type,
expressed or implied, including
but not limited to any warranty
as to their performance,
merchantability, or fitness for
any particular purpose. This map is not a substitute for accurate field surveys or for locating actual property lines and any adjacent features.

Cass Clay Community Land Trust
2/19/2025 10:00 AM1:1,128
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Renaissance Zone Staff Report for 

Lennon Lofts, LLC (371-F) 

214 & 220 6 Ave. North 
 

Project Evaluation: 

 

The City of Fargo received a Renaissance Zone application from Lennon Lofts, LLC to construct a three-

story, multi-family building at 220 6th Avenue North. Pursuant to the application, the intent of the project 

is to demolish two blighted multi-family homes, one with fire damage, and construct a three-story, multi-

family building with ground floor parking (21 spaces) and 22 apartment units, including 16 one-

bedroom/one bath units and six two bedroom/two bathroom units. Construction is anticipated to begin in 

2025 with completion in 2026. 

 

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

below: 

 

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

the 2024 Renaissance Zone Development Plan. 

 

a. Grow as a Neighborhood: Invest in housing to increase the population living Downtown and maintain 

Downtown’s diversity. 

The project will add 22 apartment units. The intent is to maximize density on a small, blighted parcel 

of land. 

 

b. Prosper as a Business Center: Increase the number and types of jobs Downtown. 

The apartment building will provide housing for individuals who work or shop in downtown Fargo. 

 

c. Thrive as a Destination: Create a unique Downtown experience with an activated riverfront and 

vibrant sidewalks and public spaces that serve as the backdrop of the community’s social life. 

The application notes that this multi-family building will be one block from the Riverfront trail system, 

three blocks from Broadway, two blocks from City Hall, and four blocks from Sanford. This building 

will provide quick access to shopping, dining, recreation, and jobs. 

 

d. Be a model for Inclusive Growth and Development: Protect Downtown’s diversity and evolve as a 

model for equitable growth and development. 

The application notes the project will provide apartment options for different size and price points 

(though they will be marketed to the mid-range renter). The project does not address diversity, public 

amenities or needs for specific populations.  

 

e. Complete our Streets: Make complete streets common place and encourage trips by foot, bicycle, and 

bus, as well as car. 

The project proposes 21 ground floor parking spaces for residents to park off-street. The application 

notes the apartment’s proximity to downtown and large employers provides residents the option to 

walk to work, restaurants, and entertainment. Bus Route 11 is also within close proximity.  

 

f. Park Smart: Manage parking resources to meet the needs of drivers, while also making room for new 

development and activity. 

The apartment will provide 16 one-bedroom units and six two-bedroom units, for a total of 22 living 

units (28 bedrooms total). The project proposes 21 parking spaces, one of which is dedicated to 
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maintenance vehicles.  The parking will occupy the ground level of the apartment complex; therefore, 

this project increases the density of parking as well as decreases the visual and economic impact from 

the existing surface parking lot. 

 

g. Play with purpose: Develop a system of connected all-season green spaces designed for people (of a 

range of ages and interests) and purpose (as infrastructure that absorbs stormwater). 

This project does not provide designated recreational space, but the application notes its proximity to 

the Riverfront and local trail system. 

 

(13/20 points) 

 

2. Investment Thresholds: Does the investment comply with minimum investment thresholds (locally 

determined) for residential and commercial projects as set forth in this RZ Plan?  

 

According to the application, the structure accommodates 22,509 square feet, as follows: 

 

• Proposed Building Total: approximately 22,509 square feet  

• Residential: approximately 15,006 square feet (22 apartment units)  

• *Parking: approximately 7,503 square feet (21 parking garage spaces) 

 

The application estimates a total capital investment of $3,400,000, which calculates to approximately 

$151.05 per square foot.  

 

(10/10 points) 

 

3. High Priority Land Use: The new construction or proposed improvements are representative of “High 

Priority Land Uses” as defined by this RZ Plan. 

 

a. Primary Sector Business, Industry, and Talent-Dependent Enterprises:   

This project is residential only. 

 

b. Active Commercial, Specialty Retail or Destination Commercial:  

This project is residential only. 

 

c. Mixed Use Development:  

This project is not mixed-use. 

 

(3/20 points) 

 

4. Targeted Areas: Is the investment located in a “Targeted Area” as defined by this RZ Plan? 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. 

 

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

The subject property currently has two, unoccupied, blighted, multi-family residences; a duplex and a 

six-plex. 

 

b. Parcels specifically targeted for clearance:  

The RZ Plan identifies Block 58 for redevelopment and infill with mixed-use and residential 

development. 
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(10/10 points) 

 

5. Urban Design: Is the project representative of strong urban design principles? 

The project includes strong urban design principles, including mixed textures, density, and proximity 

to amenities. The ground floor facade along 6th Avenue includes glazing and canopies that create a 

more walkable environment. The façades on the South and East sides of the property as do not have the 

same treatment to the façade, as they are less walkable. 
 

Staff have concerns that some of the exterior building material consists of metal, and that the ground 

floor façade may not meet the transparency requirements. The project is located within the DMU, 

Downtown-Mixed Use zoning district and will have to meet the architectural intent and other 

requirements of that zoning district, so materials may change. 

 

(9/10 points) 

 

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

 

As proposed, the redevelopment project and improvement costs exceed the $100 per square foot 

requirement. As previously noted, the application represents a total estimated investment of $3,400,000. 

 

(10/10 points) 

 

7. Business Relocation: Consideration as to whether the project will include or accommodate the 

relocation of a business from another North Dakota community? 

N/A 

 

(0/0) 

 

8. Street Activation: Will the project fit contextually and will the project contribute or enhance the area 

from an architectural perspective? 

The project is architecturally designed and contains various textures and materials. Renaissance Zone 

projects are anticipated to be conscience of four-sided design and follow the DMU, Downtown Mixed-

Use design standards outlined in the Land Development Code.  

 

(8/10 points) 

 

Summary: 

 

This application received a score of 64 on a 90-point scale. The proposed new construction project surpasses 

the local capital improvement requirement of $100 per square foot for new construction. The amount invested 

in the project exceeds state and local guidelines.  

 

Staff is recommending approval to the Fargo City Commission and believes that this project will be a benefit 

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

residents.  
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Suggested motion:   

 

Recommend approval to the Fargo City Commission to approve the application submitted by Lennon Lofts, 

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

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

 

 

 
Criteria: 

Staff 
Rating  

Possible 
Points 

1 Use consistent with the plan (as per Vision and Goals) 13 20 

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, industry and talent-dependent 
Enterprises 

• 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) 

3 20 

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 Is the project representative of strong urban design principles? 9 10 

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 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. 

N/A N/A 

8 Will the project fit contextually and will the project contribute or enhance 
the area from an architectural perspective? 

9 10 

Total Rating (100 possible points) 64 90 
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APPLICATION FOR RENAISSANCE ZONE PROJECT

Property owners, business owners, developers or investors interested in pursuing a Renaissance Zone project should review 
the 2019 RZ Plan. The RZ Plan delineates the current geographical boundaries of the program (only certain blocks within the 
downtown core are included) and provides additional detail on minimum investment requirements and applicable program 
goals and objectives that must be met.

Application submitted for (check all that apply):

New Construction Commercial Lease

Purchase with Major Improvements Rehabilitation: Commercial Residential

Primary Residential Purchase Block Addition

Property Owner Information Contact Person Information (if different than owner)

Name (printed): Name (printed):

Name (printed): Address:

Address:      

Parcel Information 

Address:

Unit Number:

Renaissance Zone Block Number:

Legal Description (attach separate sheet if more space is needed):

Parcel Number:

Is this property listed on or a contributing structure to the National Register of Historic Places?    Yes    No

Do you intend to apply for a Historic Preservation Tax Credit in conjunction with this project?    Yes       No

Project Information

Total Project Cost: 
(Qualified Capital Improvements)

Current Use of Property:

Anticipated Use Upon Completion:

Expected Date of Purchase: Expected Date of Occupancy:

Estimated Property Tax Benefit: 
(Over five year exemption period)

Estimated State Income Tax Benefit:
(Over five year exemption period)

Current Employees:
(Full-time equivalent)

Anticipated Employees: 
(Full-time equivalent) 

Docusign Envelope ID: 92FEE801-84E5-4CA2-AAC0-0478D1F8F6B3
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Scope of Work

Additional Project Information 

New Construction/Rehabilitation/Purchase with Improvements Only 

Current Building Value: 
(Taxable Improvement Value) 

Estimated Building Value Upon Completion: 
(Taxable Improvement Value) 

Building Area Upon  
Completion (SF): 

Number of Stories  
Upon Completion: 

Commercial Lease Only 

Lease Area Upon Completion (SF): 

Type of Business: 

 New business 
moving to the 
Renaissance Zone 

 Expanding Business 
moving to the 
Renaissance Zone 

 Existing Business 
Expanding within the 
Renaissance Zone 

 Continuation of a lease moving from 
one Renaissance Zone Project to 
another Renaissance Zone Project 

Residential Purchase Only 

Will this be your primary place of Residency?: 

Acknowledgement  We hereby acknowledge that we have familiarized ourselves with the rules and regulations to the 
preparation of this submittal and that the forgoing information is true and complete to the best of our knowledge. 

Owner (Signature):  Date:  

Joint Owner (Signature):  Date:  

Representative (Signature):    Date:  

Docusign Envelope ID: 92FEE801-84E5-4CA2-AAC0-0478D1F8F6B3

1/26/2025
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CONFIDENTIAL INFORMATION 
This application is an open record under NDCC 44-04 and will be available to the public for review. Telephone numbers 
and e-mail that are provided to the Planning and Development Department for the purpose of communicating with an 
applicant are exempt from this requirement and are considered to be confidential/non-public information.  

This portion of the application must be completed, but it will be kept separate from the rest of the application and the 
contact information contained herein will not be available to the public for review. 

Applicant 

Name:   

Daytime Phone Number:  Email:  

Contact Person/Representative (If Different than Applicant) 

Name:   

Daytime Phone Number:  Email:  

Docusign Envelope ID: 92FEE801-84E5-4CA2-AAC0-0478D1F8F6B3
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THE FOLLOWING CHECKLIST MUST BE COMPLETED AND SUBMITTED WITH THE APPLICATION FORM: 

  
Submitted N/A 

Renaissance Zone Project 

Current photos of property, relevant to project 
scope and proposed renderings of the 
proposed project 

  

Certificate of Good Standing from the Office of 
the State Tax Commissioner 

  

Business Incentive Agreement from the 
Department of Commerce for all non-
residential projects 

  

For residential purchases provide proof of 
ownership and closing date 
 

  

Goals and objectives as outlined in the 2015 
Fargo Renaissance Zone Development Plan 
(Attachment A) 

  

APPLICATION DEADLINES:  
The Renaissance Zone Authority regularly meets on the Fourth Wednesday of each month at 8:00 am in the in the City 
Commission Chambers at 225 4th Street North, Fargo, ND 58102. For consideration during a monthly meeting:  

Renaissance Zone applications are due by 4:30 pm on the last weekday of each month. 

REQUIREMENTS, POLICIES, AND GUIDELINES:  
The Renaissance Zone is administered according to the following written documents, each of which are available on the 

 
Renaissance Zone Designation 

o City of Fargo Renaissance Zone Development Plan  
o North Dakota Renaissance Zone Program Guidelines  
 

CERTIFICATION:  
Applicant certifies that, to the best of his/her knowledge and belief, the information contained in the application and 
attached hereto is true and correct. Applicant also certifies that he/she understands all written requirements, policies, and
guidelines of the Fargo Renaissance Zone Authority, the City of Fargo, and/or the State of North Dakota governing the 
use of the procedure or program being applied for:  

    
                                (Printed Name) (Date) 

If the property owner(s) and applicant are different, the property owner certifies that he/she has full knowledge of this 
application and consents to its submission:  

    
                                (Printed Name) (Date) 

 

    
                                (Printed Name) (Date) 
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Goals of the  Fargo Renaissance Zone Plan 
Is the proposed use of the project consistent with the RZ Plan? As noted in the Renaissance Zone Development Plan the 
desired land use will contribute to a number of goals: 

1. Grow as a Neighborhood. How will this project invest in housing to increase the population living Downtown and 
? 

 
 
 
 
 
 

2. Prosper as a Business Center. How will this project increase the number and type of jobs Downtown (or 
accessible from Downtown)? 
 
 
 
 
 
 

3. Thrive as a Destination. How will this project create a unique Downtown experience with an activated riverfront 
and vibrant sidewalks and public spaces that serve as the backdr life? 
 
 
 
 
 
 

 
4. Be a Model for Inclusive Growth and Development. How will this project p

as a model for equitable growth and development? 
 
 
 
 
 
 

5. Complete our Streets. How will this project make complete streets common place and encourage trips by foot, 
bicycle, and bus, as well as car? 
 
 
 
 
 
 

6. Park Smart. How will this project manage parking resources to meet the needs of drivers, while also making room 
for new development and activity? 
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7. Play with Purpose. Will this project develop a system of connected all-season green spaces designed for people 
(of a range of ages and interests) and purpose (as infrastructure that absorbs stormwater)? 
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 PLANNING AND DEVELOPMENT 
4th Street North 

Fargo, North Dakota 
Phone: (701) 241-1474 

Fax: (701) 241-1526 
E-Mail: planning@FargoND.gov 
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M E M O R A N D U M 
 

TO: Renaissance Zone Authority 

FROM:  Maegin Elshaug, Planning Coordinator  

DATE:  February 21, 2025 

RE:  Modifications to Project Staff Reports 

 

 

During the update to the Renaissance Zone Development Plan in 2024, staff noted upcoming work 

beginning in January to streamline processes and review of applications. Additionally, within the last 6-8 

months, the Renaissance Zone Authority has reviewed multiple applications where the scoring has not 

necessarily reflected the overall benefit or impact to Downtown. Staff has begun to work on these items 

and have suggestions for the Renaissance Zone Authority to review.  

 

As noted, there has been discussion on the scoring at several recent meetings during review of 

Renaissance Zone project applications, and staff finds the change in scoring can be attributed to a number 

of reasons, primarily as a result of the change to include the seven Downtown InFocus Goals (a change 

with the 2019 plan update) and that projects cannot feasibly meet all the goals. For example, all projects 

cannot and will not be mixed use, provide new parking, or capture stormwater based on scope of work, 

or other items, such as geographic location (located towards the extents of Downtown instead of the 

primary core), scale of project (recently more smaller scale rehab projects), and at times competing goals 

with other plans (such as the Core Neighborhoods Plan). Along with the scoring, staff reviewed the 

Renaissance Zone Development Plan to make sure review between the plan and staff report is aligned.  

 

Staff found several areas where improvements could be made. In an effort to provide more clarity to 

applicants for project review and more streamlined staff report and analysis, the following changes are 

proposed to the staff report:  

• Include “silent” criteria as part of review 

o Several topics within the Review Criteria of the development plan (page 7), including historic 

preservation, comprehensive improvements, and blight removal, are part of staff analysis, 

but not currently included in specifically in the staff report.  

o Add “Comprehensive Improvements and Blight Removal” criteria.  

• Reorganize review criteria to remove redundancy  
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o Combine sections “Investment Analysis” and “Investment Thresholds”, which currently 

differentiate between State and local minimums.   

o Combine Sections “Urban Design”, “Street Activation”, and add “Historic Preservation”  

▪ Combining these sections will remove redundancies, as often these criteria touch on 

the specific scope of work and are restated several times with the same information.  

▪ Note historic preservation will not apply to new construction projects.  

• Streamline review of Vision and Goals  

o Provide overall review for consistency with the Plan’s vision and goals (also the Downtown 

InFocus Goals), as opposed to the seven individual goals. Subsequent change to application 

to provide overall narrative instead of responding separately.  

• Remove numerical scoring 

o Staff has found that the numerical scoring, especially in an effort to score projects 

consistently, doesn’t always reflect how “good” or beneficial a project is. Removing the 

scoring will allow for focus on the overall project and benefit to Downtown.  

 

 

If the Renaissance Zone Authority wishes to move forward with the noted changes, the review criteria 

sections are indicated below: 

 

Current     Proposed 

Renaissance Zone Plan Goals  Renaissance Zone Plan Vision and Goals Consistency  

Investment Thresholds    Comprehensive Improvements and Blight Removal  

High Priority Land Use    Investment Information 

Targeted Areas    High Priority Land Use  

Urban Design     Targeted Areas 

Investment Analysis    Urban Design, Street Activation, and Historic Preservation 

Business Relocation   Business Relocation  

Street Activation  

 

As an additional item to note, staff works with applicants throughout the process to ensure quality 

projects that enhance the overall fabric and vibrancy of Downtown, and have a pre-application meeting 

prior to application submittal to discuss the process and review criteria, as well as ways improvements 

could be made to further meet the intent of the Renaissance Zone. 

 

Recommended Motion:  

Proceed with staff’s recommendation to streamline review and staff report.  
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