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COMMUNITY DEVELOPMENT COMMITTEE 
Tuesday, May 17, 2022 | 2:30PM 

City Commission Chambers 
AGENDA 

 
 

 
1. Approve Agenda & February 15, 2022 Minutes  

2. Approve March 2, 2022 Subcommittee Minutes 

3. Public Comment 

4. Staff Report and Work Plan Overview Discussion 

5. Recap of Maxfield Study: Affordable Housing Needs Analysis for Downtown Fargo 

6. Recap and Update of Last Year’s Partner Presentations 

7. Discussion on Housing Ad-Hoc Committee and Future Goals 

8. Adjourn-Next Meeting August 16, 2022 

 

 

 

 

http://www.fargond.gov/
http://www.fargond.gov/streaming
https://fargond.gov/city-government/boards-commissions/community-development-committee


COMMUNITY DEVELOPMENT COMMITTEE 
MINUTES 

 
Regular Meeting:  Tuesday, February 15, 2022 
 
The Regular Meeting of the Community Development Committee of the City of Fargo, North 
Dakota, was held in the Commission Chambers at City Hall at 2:30 p.m., Tuesday, February 15, 
2022. 
 
The Community Development Committee Members present or absent were as follows: 
 
Present: Commissioner John Strand, Mayor Tim Mahoney, Michael Redlinger, Linda 

Klebe, Samantha McDonald, Ken Enockson, Rocky Schneider (Fargo Planning 
Commission), Jennifer Benson (Fargo Board of Education), Chris Brungardt 
(Fargo Housing & Redevelopment Authority), Thomas Hill (United Way), Mark 
Puppe (HBA FM), Cindy Graffeo (Downtown Community Partnership) 

 
Absent: None 
 
Chair Strand welcomed Members to the meeting and introductions were made. 
 
Item 1. Approval of Agenda & Minutes 
Chair Strand noted he would like to add Item 4c. to the Agenda for General Community 
Development Committee Guidance.  
 
Member Mahoney moved the agenda be approved as amended. Second by Member Redlinger. 
All Members present voted aye and the motion was declared carried. 
 
Member Hill moved the minutes of the November 16, 2021 Community Development Committee 
meeting be approved as presented. Second by McDonald. All Members present voted aye and 
the motion was declared carried. 
 
Item 2. Public Comment 
Resident Christopher Coen spoke regarding affordable housing and rental management issues. 
 
Member Schneider present. 
 
Item 3. Downtown/Core Neighborhood Housing Needs – Presentation by Maxfield 
Research 
a. Application of findings discussion, BSI Inc. & Planning Staff 
Planning Director Nicole Crutchfield introduced the topic and provided a brief background. 
 
Mary Bujold, Maxfield Research & Consulting, LLC, presented on the housing needs 
assessment that was conducted regarding short and long term needs. 
 
Due to technical difficulties the presentation wasn’t able to be completed and Ms. Crutchfield 
stated the presentation information will be distributed to the Board Members. 
 
Dan Madler, Beyond Shelter, Inc  CEO, provided an overview of the presentation and noted that 
the need is for decisions to be prioritized for the greatest long term investment for the greatest 
number of households. 
 



Community Development Committee 
February 15, 2022  Page No. 2 

 

  

Item 4. Downtown Development Updates – Jim Gilmour 
a. Riverfront Renewal Area 
Director of Strategic Planning and Development Jim Gilmour provided an overview of three city-
owned downtown properties in the redevelopment process. He noted that proposals have been 
received though an RFP process.  
 
b. Overview of RFP process and status updates 
Brief presentations were provided on the Park East site by Tom Berning with EPIC Companies, 
Dan Madler with Beyond Shelter, Inc., and Jon Youness with EagleRidge Development.  
 
Presentations were given for the 419 3rd Street North site by Tyronne Grandstrand, Authentic 
Housing, and Keith Leier, Kilbourne Group. 
 
The property located at 4th Street and 3rd Avenue had presentations given by Heather Whalen 
and Byron Schevers, Lloyd Company, and Kevin Bartram, MBA Development. 
 
c. General Community Development Committee Guidance 
Chair Strand noted with these public assets to be potentially developed, there are many options 
to consider. 
 
Mr. Gilmour stated that the Renaissance Zone Authority and the Economic Development 
Incentives Committee will further review these proposals next week. 
 
Discussion was held on the proposals regarding income blending in the downtown, timeliness, 
resource funding, transportation and parking options, meeting the City’s priorities with the 
greatest return, affordable housing, the riverfront renewal plan, and making the best use of the 
riverfront corridor and reinvesting in the rest of the community. 
 
Chair Strand stated that an ad hoc committee to further review and provide input on the 
proposals and develop a road map for the Committee going forward would be a place to start 
and asked for volunteers. 
 
Members Benson, Graffeo, Klebe, Hill, Brungardt, and McDonald volunteered to serve on an ad 
hoc subcommittee to discuss broad policy recommendations and approaches. 
 
Member Mahoney moved to form the ad hoc subcommittee. Second by Member Redlinger. All 
Members present voted aye and the motion was declared carried. 
 
Item 5. Staff Updates 
a. HUD schedule update 
b. Resource information 
These items were not heard. 
 
Item 6.  Adjourn: Next Meeting – May 17, 2022 
The time at adjournment was 4:02 p.m. 
 
 
 
 
 
 



COMMUNITY DEVELOPMENT SUBCOMMITTEE 
MINUTES 

 
Special Meeting:  Wednesday, March 2, 2022 
 
A Meeting of the Community Development Subcommittee of the City of Fargo, North Dakota, 
was held in the Commission Chambers at City Hall at 11:00 a.m., Wednesday, March 2, 2022. 
 
The Community Development Subcommittee Members present or absent were as follows: 
 
Present: Samantha McDonald, Jennifer Benson (Fargo Board of Education), Chris 

Brungardt (Fargo Housing & Redevelopment Authority), Thomas Hill (United 
Way), Cindy Graffeo (Downtown Community Partnership) 

 
Absent: Linda Klebe 
 
Also Present: Mayor Timothy Mahoney, Assistant City Administrator Michael Redlinger 
 
Item 1. Election of Chair 
Member Brungardt nominated Thomas Hill to serve as Chair of the subcommittee. Second by 
Member Graffeo. All Members present voted aye and the motion was declared carried. 
 
Member Hill directed the conversation to discuss the purpose and direction of the 
subcommittee. 
 
Discussion was held on building policy to review housing needs, establishing bylaws and 
boundaries for the Community Development Committee, advocating for community needs, and 
long-term City goals. 
 
Discussion continued on establishing priorities and a scope of work, clarification on the purpose 
of the Community Development Committee, and having a voice at the appropriate time and 
place for recommendations. 
 
Mayor Mahoney provided a background on the Community Development Committee, and noted 
now is the time to lay out what to do moving forward.  
 
Member Graffeo moved that this subcommittee defer an opinion on the current three RFP 
proposals and for the Community Development Committee to build a process to have a voice in 
the future. Second by Member Hill. All Members present voted aye and the motion was declared 
carried. 
 
Item 3. Riverfront Development Plan  
Director of Strategic Planning and Development Jim Gilmour led a conversation on properties 
that would be coming available in upcoming years.  
 
The subcommittee discussed defining their role in reviewing plans, developing a model to 
evaluate proposals, and determining the next phase for the Community Development 
Committee. 
 
Assistant Director of Planning and Development Mark Williams stated that many of the Boards 
and Commissions of the City have established bylaws, the Community Development Committee 
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does not, but establishing bylaws and a mission would help to define the role of the Community 
Development Committee. 
 
Mr. Gilmour noted the importance of identifying and filling the gaps from existing committees. 
 
Discussion was held on evaluating other cities and what they are doing, looking at the current 
housing study, being a partner with City staff and other City Boards, defining next steps and 
best practices, historical context of the Community Development Committee, and a timeline for 
a next meeting. 
 
Mr. Williams spoke on behalf of the Planning Department work plan. 
 
Mr. Gilmour shared info on upcoming properties that could use insight. 
 
The subcommittee agreed to have City staff provide a presentation on the historical context of 
the Community Development Committee and the bylaws of other City Boards at the regularly 
scheduled meeting of the Community Development Committee in May. 
 
Discussion was held on the quarterly meetings of the Community Development Committee. 
 
Item 4. Procedure for sale of City properties  
Discussion was held on how the RFP process works for the sale of City properties. 
 
Mr. Gilmour provided an overview of the RFP and implementation process. 
 
Member Hill stated the importance of doing thoughtful strategic community development. 
 
Item 5. Economic Development Incentives 
This item was covered during the previous discussion items. 
 
Item 6. Discussion of Future Meetings 
The subcommittee will schedule a meeting after the regularly scheduled Community 
Development Committee meeting in May. 
 
Item 7.  Adjourn 
The time at adjournment was 12:29 p.m. 
 



Fargo Affordable Housing Analysis Findings

Presented to: Community Development Committee

Presented by:  Mary Bujold| Maxfield Research & Consulting LLC

February, 2022



OBJECTIVE Provide analysis of Affordable Housing Needs for Downtown Fargo 
and adjacent core neighborhoods 

APPROACH Identify current housing market conditions and assess priorities for 
the development of affordable housing 

PROJECT 
DELIVERABLES

• Short (2026) and long‐term affordable housing needs to 2030
• Identification of development priorities
• Suggested concepts to address priority needs

KEY DATES
• Data collection:  3rd quarter 2021
• Draft: October 2021
• Final:  TBD

Project Scope



End User Benefits

• Guide policy making decisions
• Assist in allocating funding resources for housing priorities
• Assist banks and lending institutions in considering current market 
dynamics and development parameters

• Codify anecdotal discussions with consistent and verified data
• Better define the relationship between affordable housing and  
economic development (i.e. job growth)

• Identify needs to accommodate future growth
• Suggest / Recommend housing priorities



Downtown Fargo and Core Neighborhoods

The Areas surveyed were 
established as aggregations 
of Census Tracts for a 
refined analysis.  Areas 
were identified in 
cooperation with the City 
of Fargo:

• Downtown Fargo
• Core Neighborhoods 

North
South



Population Trends & Projections – 2000 to 2030

From 2000‐2010, Downtown and Core Neighborhoods lost population
From 2010‐2021, Population increased due to renewed focus on 
housing development through in‐fill and redevelopment.

Growth in the Downtown and Core Neighborhoods is supported  
by overall growth in the MSA.  



Rents Affordable by Median HH Income

Monthly rent levels are calculated from the median household 
income and reflect a 30% allocation of income to housing costs 
which is the HUD benchmark for housing affordability.

Under 25 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75+

Median Income $20,033 $40,457 $51,339 $51,288 $39,143 $33,051 $21,317

Monthly Rent $501 $1,011 $1,283 $1,282 $979 $826 $533

Median Income $23,391 $43,980 $58,171 $61,592 $55,348 $48,836 $30,787

Monthly Rent $585 $1,100 $1,454 $1,540 $1,384 $1,221 $770

Sources:  ESRI; Maxfield Research and Consulting LLC

CORE NEIGHBORHOODS

RENTS AFFORDABLE BY INCOME

2021 INCOMES BY AGE
DOWNTOWN AREA AND CORE NEIGHBORHOODS

DOWNTOWN AREA

Age of Housholder



Employment

 Highest proportion of jobs in 
Education and Health Care, 
followed by Trade, 
Transportation and Utilities

F‐M Metro Area and Cass County

Average Weekly Wage
Wage Rent

• Information   ‐$1,866 = $2,426/mo.
• Education & Health Services 

‐$1,241 = $1,613/mo.
• Trade, Transportation, Utilities

‐$957    = $1,244
• Leisure & Hospitality

‐$394    = $512/mo.



Worker Incomes

Downtown Fargo is a job importer
 The Downtown is a significant importer of 

workers – 75% of Downtown workers 
commute to Downtown for work

 Same is true for the Core Neighborhoods

 Downtown and Core 
Neighborhoods have slightly 
higher proportions of workers 
with incomes of $3,333 or 
higher

 Limited supply of new affordable 
owned housing for younger 
workers

 Significant need for starter 
homes and affordable 
apartments to serve younger 
workers, singles and families

 Labor availability was cited as a 
major impediment to hiring



Income Based and Supportive Housing Inventory

Existing Affordable Housing is 
clustered in the Downtown Area
• deep‐subsidy (50% or less AMI)
• shallow‐subsidy (50%‐60% AMI)

Shelters and Supportive Housing
is spread out across F‐M Area
• Three in Downtown Fargo
• One in the South Core
• Five in the remainder of FM

Properties outside the Market Area
• Not included in demand
• Compare broader market



NOAH Housing Summary

NOAH units in Downtown and Core Neighborhoods
Properties are market rate only; no subsidies
Identify the number of units available at different income levels



Housing Providing Supportive Services

Emergency Shelters
o Fargo  – 193 beds

• Downtown – 78 beds
• Core  – 35 beds

o Moorhead  – 155 beds

Permanent Support
o Fargo  – 100 units

• Downtown  – 88 units
o Moorhead  – 83 unit
o West Fargo  – 30 units

Transitional Housing
o Fargo  – 31 units

• Downtown  – 31 units



Requests for Services – Homeless Population

In Clay County, rent payment assistance was identified by 
77% of contacts along with homeless shelter (8%) and 
rental deposit assistance (5%).

Rent payment assistance is the most identified housing need 
in Fargo at 61.5% followed by rental deposit assistance (12%) 
and homeless shelter (11%).  Low income/subsidized rental 
housing was identified by 4% of the contacts in Fargo.



Aff Hsg Demand – Dwntn/Core Neighborhoods

Total Demand from New and Existing Renter Households‐2021 to 2030

Deep‐Subsidy (<30% AMI) ‐ 875 ‐ 1,066 units

Shallow‐Subsidy (30%‐60% AMI) ‐ 930 ‐ 1,132 units

Moderate‐Income (60%‐80% AMI) ‐ 738 – 899 units

Excess Demand for Affordable Housing – 2021 to 2030

Deep‐Subsidy (<30% AMI) ‐ 755 ‐ 1,027  units

Shallow‐Subsidy (30%‐60% AMI) ‐ 1,104 ‐ 1,393  units

Moderate‐Income (60%‐80% AMI) ‐ 923 ‐ 1,124 units



Interview Comments
Permanent Supportive Housing
 An increasing number of people are 

seeking supportive housing in FM‐Metro 
Area because of a lack of resources and 
services in NW MN and NE ND

 Need for additional PSH to reduce “bounce 
backs” to reduce chronic homelessness.  It 
is estimated that 75% of those using 
emergency shelters are repeat clients

 Severe lack of resources to assist homeless 
that have mental health and/or substance 
abuse challenges.  

 Minorities are over‐represented among the 
homeless.

 There is an overall lack of funding and 
funding of PSH usually requires a complex 
set of funding resources.

 Need for affordable rentals between 
60% and 80% of AMI, but will 
compete with new market rate and 
existing NOAH units

 A strong economy has created a 
severed shortage of housing and 
growth is anticipated to continue, 
resulting in a lack of housing to fill 
specific needs

 Lack of affordable housing constrains 
economic growth

 Need for family housing as well as 
housing for singles

 Need for deep‐subsidy rental serving 
households w/incomes far below 
50% of AMI

Affordable Rental Housing



• Promote new housing development to fill gaps in the housing continuum in the 
Downtown and Core Neighborhoods

• Focus financial resources on housing products where it is difficult to secure funding 
through other state and federal programs, to meet the need for gap financing

• Increase social and supportive services, supportive services should serve multiple 
properties

• Increase supportive housing for women and families

• Target affordable rental housing at 60% to 80% of AMI, but consider non‐traditional 
funding resources as this is an area not readily served by other traditional programs 
such as LIHTC and HUD Programs

• Consider methods to provide for affordable for‐sale housing (60% to 100% of AMI) 
and/or assist potential buyers with purchase and/or rehabilitation of the existing 
housing stock 

• Promote & expand the financial, land use and development “tool kit”

Priorities



Brian Smith 612.904.7970
Mary Bujold 612.904.7977
Maxfield Research & Consulting, LLC
bsmith@maxfieldresearch.com 
mbujold@maxfieldresearch.com

www.maxfieldresearch.com

http://twitter.com/realestatedev

https://www.facebook.com/MaxfieldResearch/

https://www.linkedin.com/company/228591

Contact Information:

Questions & Comments
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Core Neighborhoods Master Plan

CORE NEIGHBORHOODS MASTER PLAN
City of Fargo

The City of Fargo’s Core Neighborhoods Master Plan (CNMP) was 
developed during 2020 through a citizen-guided process. It was 
unanimously adopted by the City Commission on May 17, 2021, and was 
highlighted as one of six main initiatives in the City’s 2022 budget. 

This inaugural implementation plan outlines the actions to undertake 
during 2022 and 2023 to put the CNMP into effect. It serves as a model 
for the type of annual action planning that will be needed to ensure that 
CNMP partners are successfully coordinated and that activities are 
being prioritized and resourced.

Washington

Roosevelt/NDSU Horace 
Mann

Madison/
Unicorn Park

Jefferson/
Carl Ben Hawthorne

South 
High

Lewis & 
Clark

Clara 
Barton

Prepared by czbLLC

Implementation 
Plan for 2022-23

PART 2:
Action Plan 
for Areas of 
Focus

It is organized into two 
parts, both of which 
should be assessed 
and updated each 
year based on levels 
of progress achieve, 
the experiences of 
implementation partners, 
and emerging challenge or 
opportunities.   

PART 1: 
Organizing 
Framework for 
Implementation
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PART

Throughout the CNMP, high levels of coordination within and beyond City Hall 
are identified as a necessary ingredient for successfully boosting quality of 
life and confidence in Fargo’s core neighborhoods. This a result of the wide 
ranging factors that contribute to neighborhood health, from infrastructure 
and amenities to code enforcement and policing. Accomplishing anything 
of significance across such a large and diverse area with thousands of 
different property owners requires an interdepartmental and interdisciplinary 
approach.

To begin the process of forming and fine-tuning an organizing framework for 
CNMP implementation, this Implementation Plan for 2022-23 recommends 
the following components and processes as a starting point.

1 Organizing 
Framework for 
Implementation

1. Designate a CNMP Manager
Clear lines of accountability are a must for successful implementation, 
and the CNMP identifies the designation of a coordinator or 
manager as the top near-term priority so that a point-person 
can be readily identified by all partners. This position should 
reside within the Department of Planning & Development 
to ensure that implementation has a clear home 
within City Hall. 

• As a 2022 budget item, a Neighborhood Planner has been designated as a new full-time employee 
within the Department of Planning & Development and will partner with other department staff to 
coordinate plan implementation with the City Administrator’s office. 
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2. Form a CNMP Working Group
A primary task of the CNMP Manager would be to convene 
and coordinate an interdepartmental and interagency 
working group of implementation partners. The exact 
composition of this working group could shift over 
time depending on the nature of implementation 
at any given time. It may be helpful to 
categorize participation by the 
frequency with which a partner 
will need to be involved. Some 
departments will be frequent 
participants owing to the programs and activities they oversee. Others will 
be involved less frequently or on an ad hoc basis.  

The following is a provisional concept for CNMP Working Group membership, as 
well as recommendations for meeting types and frequency: 

• CNMP Working Group should be convened and coordinated routinely by the CNMP Manager

• Participation should be customized to reflect areas of focus and the timing of implementation 
activities; periodic meetings of the full working group should be used to maintain awareness and 
lines of communication

• Meetings should have focused agendas:
Assignment of tasks
Updates on tasks
Identification of obstacles
Issues for elevation to Administration or other departments

• Working Group should consist of department heads and other relevant staff from involved 
departments; CNMP Manager should have non-department head staff as counterparts in involved 
departments for informal day-to-day communication

Involved 
Departments 
and Entities

Planning & Development
Inspections
Housing Reinvestment Entity 
(to be created)
City Administration

Public Works/Forestry
Engineering
Public Health
Police
Park District and School District
Metro COG
Community Land Trust

Frequency of 
Involvement

FREQUENT OCCASIONAL

CNMP Working Group
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3. Establish Lines of Reporting and 
Accountability Within City Hall
The CNMP Manager, as a City employee within the Department of Planning 
& Development, will hold informal authority within City Hall to oversee 
implementation of this 10-year focus of the City Commission. Ultimate 
accountability will reside in the City Administrator’s Office. It will be crucial, 
therefore, to have a process defined by which the CNMP Manager reports to the City 
Administrator and to elected and appointed commissions. 

The following is a provisional concept for this chain of command and accountability:

Interface between 
City Staff and Elected or 
Appointed Commissions 

Interface between
CNMP Manager and
City Administrator’s Office

Convene a meeting every two 
months where the CNMP Manager 
and City Administrator review 
implementation progress and 
needs to address at the highest 
levels of City government.

Attendance by selected 
department heads at these 
meeting should be considered on 
an as-needed basis.

Schedule semi-annual updates to 
the City Commission by the CNMP 
Manager and City Administrator.

Provide updates to other relevant 
boards and commissions on an as-
needed basis. 

Incorporate other boards and 
commissions as work engages their 
mission.
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Proposed Organizational Framework for CNMP Implementation

City 
Commission

Relevant Boards 
and Commissions

Involved 
Departments 
and Entities

Planning & Development
Inspections
Housing Reinvestment Entity

Public Works/Forestry
Engineering
Public Health
Police
Park District and School District
Metro COG
Community Land Trust

Frequency of 
Involvement

FREQUENT OCCASIONAL

CNMP Working Group

City Administrator’s Office

CNMP Manager

Finance
Communications & 
Governmental Affairs

Housed in Department of 
Planning & Development 
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PART

Based on the list of top implementation steps identified by the CNMP, two 
steps have been identified for special focus during 2022—in addition to the 
designation of a CNMP Manager. Both of these steps represent foundational 
actions that will provide capacity and systems necessary to realize CNMP 
outcomes. These steps include:

• Establish a new housing reinvestment entity

• Strengthen existing code enforcement processes as a prelude to 
expansion

2 Action Plan for 
Areas of Focus

Focus #1 
Establish a new housing reinvestment entity

The CNMP recommends a series of housing reinvestment tools as one of five components 
of an overall CNMP Toolkit. More specifically it calls for a capacity to intervene at up to 235 
properties over the coming decade—using a variety of potential program types—to prevent 
vulnerable blocks from declining and to shore up the marketability of Fargo’s oldest housing 
stock. 

Based on further analysis in 2021, czbLLC recommended that an entirely new entity—
sponsored by the City of Fargo and other partners—be established to oversee these 
activities. If work to establish this entity begins in 2022, it is estimated that operations can 
begin in 2023 and that full operating capacity will be possible by 2024. 

The following outline summarizes specific actions to take during 2022, and into 2023, to 
bring this new entity into existence. Fargo’s Department of Planning & Development will play 
the lead role on establishing the entity. 
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Step 1: Confirmation of Direction
Timing: Quarter 1, 2022

During this step, answers should be sought to the following questions:
• Is a new organization (or the reactivation of a dormant organization) the course 

the City of Fargo wants to take?
• Does this course of action have the complete support of the Fargo City 

Commission?
• Is there enough probable interest in partnering with such an organization being 

expressed by key constituencies in the core neighborhoods and the wider 
community? 

If the creation of a new entity is a confirmed direction, the following details will need to 
be defined in preparation for the entity’s creation:

• Mission
• Authorities
• Profit or nonprofit status

• If nonprofit, should it be c-3, 4, or 6?
• Re/development functions
• Lending roles
• Equity roles
• Geography of activity
• Ownership
• Funding
• Operations

Step 2: Complete Pre-Establishment Activities
Timing: Quarter 2, 2022

As direction is confirmed and details about the entity’s mission and roles become 
well-defined, work should begin on the following in advance of formal work to set up the 
entity.  :

• Preliminary board
• Structure
• Recruitment

• Staffing
• Structure
• Recruitment

• Preliminary Five-Year Budget
• Uses
• Sources
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Step 3: Formally Establish and Incorporate the Entity
Timing: Quarters 3 and 4, 2022

During Step 3, actions should be taken to formalize direction confirmed and decisions 
made through Steps 1 and 2. These include:

• Standing up the new organization
• Draft Articles and By-Laws

• Arrangement of organizational details
• Confirmation of provisional board of directors; 
• Selection of interim executive director
• Formalize a five-year funding commitment
• Take care of corporate filings (IRS and ND State Corporation Commission)
• Set up bank accounts
• Choose office space

• Arrangement of operating details
• Provisional slate of 2023 projects
• Draft standard operating procedures

Step 4: Begin Operations
Timing: Quarter 1, 2023

A more detailed action plan for 2023 should be developed at the end of 2022 and be 
informed by details determined throughout the entity establishment process. The 
following actions, however, can be anticipated during the first quarter of 2023 :

• Recruit and hire a permanent executive director
• Confirm a schedule for adding additional staff capacity throughout 2023
• Initiate the 2023 slate of provisional projects 
• Begin full program design
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Focus #2 
Strengthen code enforcement processes as a 
prelude to expansion
Public health and safety tools are one of the five components of the overall CNMP toolkit, 
and code enforcement plays an important role in establishing standards for public health and 
safety in neighborhoods. If well-designed and consistently enforced, those standards provide 
predictability and boost the confidence of property owners and residents.  

The CNMP recommends an incremental series of upgrades to code enforcement processes in 
Fargo. It recognizes that steps such as the implementation of a rental license and inspection 
system—which the CNMP calls for—will require methodical work over the course of a few years 
to build stronger relationships between code enforcement partners and to establish a higher 
level of public understanding about the function and limits of code enforcement. 

The following outline summarizes specific actions to take during 2022 to strengthen code 
enforcement processes in order to build a foundation for more advanced work going forward. 
Fargo’s Code Enforcement Task Force and associated department representatives will play the 
lead role on establishing the entity. 

Step 1: Code Enforcement Review and Oversight
Timing: December 2021 through April 2022

This initial step includes a full audit of how code enforcement currently works in the City of 
Fargo. Work by a consortium of partners in City Hall—including Planning, Legal, Health, Police, 
Inspections, and Administration—will undertake the following steps:

• Review existing internal processes for code complaint intake
• Gain an understanding of departmental collaboration and results
• Understand existing procedural or legal constraints
• Create recommendations for improvements to align code enforcement functions with 

the incremental steps recommended by the CNMP

Step 2: Code Enforcement Action Plan
Timing: May 2022 through December 2022

Based on recommendations developed during Step 1, put together a detailed action plan to 
inform the 2023 budget cycle and the work plans of individual departments that contribute to 
code enforcement functions. The plan should provide direction on the following:

• Optimal staffing levels in each department and a timeline, with budget implications, for 
achieving those levels.

• An organizing framework to ensure necessary levels of coordination and 
communication by contributing departments, including the relationship between a 
code enforcement consortium and the CNMP Working Group.

• A refined timeline for implementing recommendations from the CNMP, including 
the expansion of outreach and communication with neighborhoods, the initiation 
of periodic sweeps, and the transition to a license and inspection system for rental 
properties. 



Implementation of Housing 
Reinvestment Activities in 
Fargo’s Core Neighborhoods

CORE NEIGHBORHOODS MASTER PLAN
City of Fargo

The third component of the toolkit for Fargo’s Core Neighborhoods 
Master Plan is a set of housing reinvestment tools that are intended 
to promote healthier levels of reinvestment and confidence in the 
core neighborhoods. The tools would provide financial resources to 
participating property owners and help to stimulate neighbor-to-
neighbor engagement. Over a ten-year period, the plan estimates that 
intervention in upwards of 235 core neighborhood properties will be 
needed to elevate standards and bolster the 
marketability of Fargo’s oldest housing stock 
(see pages 52 and 53 of the Plan for a complete 
overview). 

This memo provides an outline of 
considerations and factors for the City of 
Fargo to weigh as it prepares to implement the 
housing reinvestment portion of the plan, as 
well as czb’s recommendations to guide near-
term actions. 
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An important feature of the recommended reinvestment tools in the Core Neighborhoods Master Plan 
is that they would not have income qualifications. This would make the tools different from the vast 
majority of publicly-supported housing programs in Fargo or anywhere. This fundamental difference 
requires careful consideration to ensure that the programs are designed and executed in ways that 
match their goals.

Why is it important that there be no income-restrictions? The goal of the housing reinvestment tools 
in the Core Neighborhoods Master Plan is to boost investment in the housing stock in ways that will 
raise standards and improve the marketability of Fargo’s core neighborhoods. With sufficient levels 
of confidence, existing or prospective property owners—regardless of income—will be willing to 
make investments that make the housing stock stronger. Ensuring that there is a sufficient supply of 
affordable housing opportunities in the core and other neighborhoods is an important but separate 
goal that requires its own tools. 

CONSIDERATION

#1
Should these programs be income-restricted 
so that only low-income or moderate-income 
households can participate?

czb’s Recommendation: 

No income restrictions should apply at this time, but as market conditions evolve, this issue can 
be revisited and reconsidered.

Market weakness and disinvestment in the core are inseparable from subsidized greenfield 
development at Fargo’s edges. Failure to fundamentally rethink how development occurs (land use 
plan, entitlements, subsidies, zoning) on the fringe invariably assures weakness in the core unless 
regional strength is durable. 

Efforts to strengthen demand in older neighborhoods should therefore begin and maintain a focus 
on the core. Over time, investments in the core should be reinforced by complementary investments 
and policymaking on a more regional basis. And as the model for core neighborhood reinvestment is 
tested and desired outcomes are realized, the potential for expanding those programs to other areas 
with similar market characteristics may be considered.
 
     

CONSIDERATION

#2
Should this effort be restricted to 
Fargo’s core neighborhoods, or should 
it work on a larger scale?  

czb’s Recommendation: 

From day one, the focus of new housing reinvestment programs should be on Fargo’s core 
neighborhoods. However, if a new entity is created to oversee this work, czb would encourage 
that the charter for such an entity be drafted at the outset so as to permit such an organization 
to work on a citywide basis if/when the need arose.
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For the recommended programs to be carried out as intended, they should be designed and 
administered by an entity with an explicit demand focus, whose mission is in complete alignment with 
the program’s goals of retaining owners in the core, encouraging existing home owner reinvestment, 
stimulating increases in property values, and repositioning the city’s core neighborhoods to 
successfully compete for households in the future.

There are currently no entities in Fargo that have a track record along these lines, or have the volume 
of in-house spec-writing and up-selling capacity needed to reach scale. Nor are there entities with 
the flexible resources that allow them to function as owner, developer, investor, or lender—all in 
service of raising housing values.

Any of the several existing entities that might be considered a fit (City of Fargo Planning 
Department’s Community Development Division; Cass Clay Community Land Trust; Fargo Housing & 
Redevelopment Authority; and Beyond Shelter, Inc., for example) tend instead to focus on meeting 
the housing needs of low- to moderate-income households, which is a potential subset of the 
revitalization work needed, but a subset all the same. More specifically, the nature of the problem 
addressed by such a mission (insufficient income to afford market-rate housing) is fundamentally 
different from the problem that would be addressed to strengthen demand (insufficient willingness 
or financial rationale to invest in marketable upgrades to older residential properties in older 
neighborhoods).  

Mission matters because it determines how an entity pursues and manages resources. Entities 
focused on human services and low- to moderate- income housing programs use specific federal and 
state resources with highly restricted uses. To a large extent, those entities exist in order to obtain 
those resources and implement federal and state housing programs at the local level.

A set of programs designed to strengthen demand would require different resources than those 
used to support affordable housing programs. Where would those resources come from? The three 
most common sources for housing programs with no income limits are (1) local levels of government 
that commit local resources (not federal or state grants) to achieve demand-related goals, (2) 
philanthropic organizations that wish to achieve demand-related goals in specific areas, and (3) 
financial institutions that want to stimulate investments in local housing.

While it is not impossible to configure an entity to focus on two very different missions 
simultaneously, and to manage very different sets of resources to be used in highly specialized ways, 
it would be very difficult for any entity (anywhere) to do this well and not to allow either mission to be 
diluted. 

CONSIDERATION

#3
Should these programs be administered by an 
existing entity or a brand-new entity?  

czb’s Recommendation: 

Start a new entity from scratch whose mission from day one would be to strengthen demand 
in Fargo’s core neighborhoods. The board of directors and staff of the organization would be 
focused on that mission alone. 
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The implementation of strategies to strengthen demand in Fargo’s core neighborhood will likely 
require—as explained under Consideration #3—funding from a combination of public and private 
resources, such as local government, foundations, and financial institutions. Consequently, a 
nonprofit development corporation with either a 501(c)(3), (c)(4), or (c)(6) status, depending on a 
variety of factors, would be optimally positioned to enter into public-private funding partnerships to 
advance this mission in Fargo. 

CONSIDERATION

#4
What form of corporate organization 
would be optimal to carry out a mission 
to strengthen demand in Fargo’s core 
neighborhoods?   

czb’s Recommendation: 

Go through the required steps to either re-purpose an existing (and possibly dormant) nonprofit 
organization or, alternatively, create a new nonprofit development corporation, mindful that 
the process will take six to nine months depending on processing speeds. In addition to getting 
a multi-year funding commitment from both the city and the private sector, and building a 
consensus in the community about the purpose of such an organization, initial steps would 
include:

1. Appoint a registered agent

2. Recruit incorporators and initial directors, following IRS and state requirements

3. Prepare and file articles of incorporation

4. Name the organization to begin registration with the State of North Dakota
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The capacities and skillsets needed for this entity to successfully carry out its mission can be divided 
into two groups—those that would need to exist on staff and those that would need to be provided by 
a board of directors:

CONSIDERATION

#5
What capacities and skillsets would the entity 
need to carry out its mission?   

Board of Directors: At a minimum, the board of directors should have a set of individuals who 
collectively offer the following assets:

Political authority and legitimacy

• With the City of Fargo likely to be the single largest sponsor of the entity’s activities, the board 
of directors must reflect the City’s investment by having City officials on its governing body. 
They will play a critical role ensuring that the entity has support within City Hall and that City 
and housing reinvestment strategies are reinforcing each other whenever possible. 

• Board membership should also be extended to other major sponsors as they emerge—whether 
that be another public sector entity (such as county or state), a philanthropic partner, a local 
financial institution, or NDSU. 

Financial expertise

• Representation from local banks will help provide a measure of financial literacy on the 
governing board, especially as it regards lending and investment actions by the entity. This 
capacity may or may not be filled by a sponsoring bank. 

Development expertise

• Representation from the local construction and development community will help provide a 
measure of development literacy on the governing board and all that it entails—from spec-
writing, to bidding, to cost estimating, etc.

Staff: Expertise and capacity on staff should be a reflection of the day-to-day work of the entity—
as well as the scale at which the entity would be operating, which includes programming across 
nine neighborhoods with 30,000 residents and an expectation that roughly 235 properties will 
receive direct interventions over 10 years. 

Financial management and accounting:

• With resources coming from public entities (among others) and disbursed on a combination of 
small community-building projects and larger construction projects, the entity must be able to 
steward, track, and report on these resources—and have the confidence of its sponsors that 
funds will be carefully managed. 

Construction project management:

• Small and moderately-sized rehab projects will be at the heart of what the entity does. It must 
therefore have solid project management capacity with the ability to navigate project scoping, 
contracting, and quality control for multiple projects at once. 
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czb’s Recommendation: 

To ensure that the new entity encompasses the capacities and skillsets outlined above, 
czb recommends that the following list be considered a starting point for an initial board of 
directors:

1. Mayor

2. City Commissioner

3. City Commissioner

4. Bank Representative

5. Bank Representative

6. Development community

7. Development community

8. Attorney

9. Other stakeholder or sponsor

czb also recommends that the staff of the fully-fledged entity be comprised of the following 
positions:

· Executive Director

· Office Manager/Administrative Assistant

· Development/Construction Coordinator

· Neighborhood/Outreach Coordinator

Neighborhood engagement:

• The Core Neighborhood Master Plan calls for a “Neighborhood Coordinator” position that 
would, ideally, be housed within the new housing reinvestment entity and be charged with 
coordinating activities and programs that would improve neighborhood health by boosting 
leadership capacity and levels of resident pride. This function would also play an important role 
in recruiting participants for housing reinvestment programs.  

Partnership building and community relations:

• The entity cannot achieve its mission on its own. Everything it does will involve building new 
partnerships or strengthening existing partnerships so that the collective efforts of multiple 
entities are greater than the sum of their parts. 
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The resources necessary for this entity to successfully carry out its mission can be divided into two 
groups—resources for administration and operation and resources for projects and programming. For 
both groups of resources, sequencing will be an important sub-consideration

 

Administration and Operations

No matter how much money is allocated towards projects and programming, meaningful projects 
cannot be conceived, developed, and completed without sufficient—and sufficiently creative— 
administrative capacity. Based on the projected staff needs recommended under consideration 
#5 (four full-time positions), the expected cost of a full-fledged housing reinvestment entity with 
neighborhood engagement functions would range from 400,000 to $500,000 per year (inclusive of 
direct and indirect costs). 

Projects and Programming

There would be two general categories of projects or programs that the entity would implement each 
year:

1. Residential Property Rehab

• The entity’s long-term goal is to directly intervene with as many as 235 properties over 10 years—
distributed across the program types outlined in the plan—to support rehab projects that raise 
standards in the core neighborhoods and improve the marketability of its housing stock. The 
projects are likely to include a combination of smaller projects (under $20,000), moderately-sized 
projects ($20,000 to $75,000) and larger projects ($75,000 and over)—all of which would require 
the following:

i. That the project follows a scope of work approved by the entity, ensuring that the work 
performed is of standard-raising quality. 

ii. That the cost of the project be shared, with at least 50% coming from the owner and the 
remaining 50% covered by entity capital in the form of equity sharing, conditional grants, or other 
financial tools. 

1. Lower contributions from owners, depending on need, may be considered, but “skin in the 
game” should be mandatory.  

2. Lower contributions, if considered, may require deed restrictions such as a minimum 
number of years the homeowner must remain in the house without a required pro-rata re-
payment scheudule, first right of refusal for City acquisition at appraised value, equity gain 
limitation to ensure future affordability, etc. 

• On average, the entity would have to participate in 20-25 projects per year to maintain the pace 
recommended by the Plan. If the average rehab project has a total cost of $30,000, the entity 
would want to have access to roughly $350,000 to $500,000 per year (or $3.5 million to $5.0 
million over ten years) to match owner resources. Depending on the nature of each project, some 
of that capital would be repaid (and revolve to other projects), some would be conditionally gifted.

CONSIDERATION

#6
What resources would the entity need 
to administer and deploy the programs 
recommended by the Core Neighborhoods 
Master Plan?
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2. Neighborhood Engagement, Leadership, and Beautification

• In addition to engagement work performed by the neighborhood coordinator position, the entity 
would want to develop programs that use resources to stimulate engagement and small-scale 
neighborhood improvements. 

• A budget of approximately $20,000 per year (or $200,000 over 10 years) would provide sufficient 
resources to support a series of neighborhood events, small beautification projects, small grants 
for clustered curb appeal projects by residents, and a range of other possibilities. 

czb’s Recommendations: 

In its first full calendar year of operation, with a full-time staff of four, anticipate a need for 
at least $400,000 for administration and operations, $350,000 for capital to support rehab 
projects, and $20,000 to support neighborhood engagement efforts (or $770,000 altogether). It 
is estimated that this phase of operation will be possible by 2024, if 2022 and 2023 are used to 
set up the organization and ramp up its capacity.  

As a start, consider the following sources to cover the entity’s costs, with an aim for more 
diversified sponsorship as the entity matures:

• City of Fargo: $670,000

• Foundations: $75,000

• Local/Regional Banks: $25,000

For guidance on the application of these 
considerations and recommendations, 
see Part 2 of the CNMP Implementation 
Plan for 2022-23.

CORE NEIGHBORHOODS MASTER PLAN   |   IMPLEMENTATION PLAN FOR 2022-23   |  czbLLC 

Core Neighborhoods Master Plan

CORE NEIGHBORHOODS MASTER PLAN
City of Fargo

The City of Fargo’s Core Neighborhoods Master Plan (CNMP) was 
developed during 2020 through a citizen-guided process. It was 
unanimously adopted by the City Commission on May 17, 2021, and was 
highlighted as one of six main initiatives in the City’s 2022 budget. 

This inaugural implementation plan outlines the actions to undertake 
during 2022 and 2023 to put the CNMP into effect. It serves as a model 
for the type of annual action planning that will be needed to ensure that 
CNMP partners are successfully coordinated and that activities are 
being prioritized and resourced.
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Implementation 
Plan for 2022-23

PART 2:
Action Plan 
for Areas of 
Focus

It is organized into two 
parts, both of which 
should be assessed 
and updated each 
year based on levels 
of progress achieve, 
the experiences of 
implementation partners, 
and emerging challenge or 
opportunities.   

PART 1: 
Organizing 
Framework for 
Implementation
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While this CNMP Implementation Plan calls for attention to be focused on 
the creation of a housing reinvestment entity and on strengthening code 
enforcement functions, other actions will take place during 2022 that will have an 
impact on CNMP implementation and should be monitored to ensure they align 
with the principles and vision outlined by the CNMP. These include:

Growth Planning and Land Development Code (LDC) Updates
Work will being in 2022 on updates to Fargo’s growth plan and to its LDC. This 
work will be informed by a number of recent and ongoing studies—including 
the LDC Diagnostic completed in 2021. The CNMP, which includes land use 
recommendations and ties growth on the periphery to conditions in the core, 
should heavily influence these updates.

Fargo Transportation Plan
This comprehensive transportation planning initiative began in 2021 and will be 
completed during the spring of 2022. Given the presence of Public Infrastructure 
Investment Tools as one of the five components of the CNMP’s toolkit, this 
plan should provide direction on ‘next steps’ for several transportation-related 
activities identified in the CNMP. 

10th & University One-Way Pair Study
Work will begin with the support of FM MetroCOG and the City Engineering 
Department to study the impacts of the one-way roadways and the feasibility of 
conversion to two-ways.

Housing Market Studies and HUD Action Plans
The City of Fargo is creating an economic model to analyze future land use 
changes. Additionally, FM MetroCOG is undertaking a housing needs assessment 
metro-wide and the City of Fargo and Beyond Shelter have undertaken a 
supportive service housing needs analysis. 

Other Activities to Monitor



Fargo’s Core 
Neighborhoods 
Master Plan calls 
for a proactive, 
long-term effort to 
support residential 
reinvestment.

Over 1,500 properties in 
the core neighborhoods—
or 1 in every 6—are 
slipping or distressed

An exterior  survey of 
property conditions 
in 2020 found that 
over 1,500 properties 
showed visible signs 
of disinvestment, such 
as peeling paint, worn 
siding, a porch or roof 
in need of repair, and 
other signals of deferred 
maintenance. In some 
areas, these properties 
constituted more than 
50% of the residential 
stocks.  Apartment 
buildings, small single-
family houses, and 
absentee-owned 
properties were more 
likely than others to show 
signs of neglect. 

Overall, it was estimated 
that just these 1,500 
properties represent 
at least $50 million in 
deferred maintenance

What was learned during the planning 
process that led to this recommendation?

Core neighborhoods tend 
to have weaker levels of 
demand compared to the 
Fargo average 
An analysis of market strength 
throughout the city showed 
that seven out of nine core 
neighborhoods had areas with 
below average levels of demand 
for housing—as measured by land 
values, housing prices, owner-
occupancy rates for single-family 
homes, and investment in home 
improvements.

This means that, in much of the 
core, property owners are not 
likely to get the market signals 
they need to feel confident about 
investing in their properties 
to the degree that is likely 
necessary to erase years of 
deferred maintenance. Even if 
they have the financial capacity 
to invest in major updates and 
improvements—and many of them 
do—they are likely to confront a 
gap between the value of their 
improvements and the post-
improvement appraised value of 
the property.   
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Create new housing 
reinvestment 
capacity to flexibly 
and proactively 
intervene with 
approximately 
225 homes and 10 
apartment buildings 
over a 10-year period. 

What exactly did the 
plan recommend to 
support long-
term residential 
reinvestment? 

Based on current levels of 
disinvestment, the plan proposes 
direct and strategic intervention at a 
modest number of properties in order 
bolster confidence and a willingness 
to reinvest in core neighborhood 
housing markets. The plan also 
identifies blocks throughout the 
core that represent the strongest 
candidates for targeted reinvestment 
work. 
The plan estimates that a 
commitment of $4 million in project 
capital from the City of Fargo over 10 
years can be used to directly 
leverage private investment through 
a variety of tools administered by a 
new entity that specializes in 
strengthening core neighborhood 
housing markets. 

Owner-Occupant Home 
Improvement Program

Potential tools identified 
by the plan include:

Home Turnaround Program – 
Acquisition and Renovation

Home Turnaround Program – 
Acquisition and Demolition

Apartment Revitalization and 
Affordability Preservation Program

Neighborhood Leadership & 
Engagement Program

Small Grants for Clustered Curb 
Appeal Improvements



This home is likely to have endured 
many years of deferred maintenance. 
Obsolete systems, an outdated 
kitchen, the presence of only one 
bathroom, and many other features 
limit the home’s marketability and its 
capacity to contribute to a 
stronger neighborhood.

Without proactive 
intervention, the 
probability of a healthy 
turnaround is limited.

FOR EXAMPLE 
A 2 bedroom / 1 bathroom home 
in Jefferson / Carl Ben

How might 
these 
residential 
reinvestment 
tools work in 
practice? 

The reinvestment entity partners with the property’s current owner. A scope is drawn 
up that adds a bathroom and pantry, remodels the kitchen, and improves the exterior. 
The entity oversees contractor selection and ensures that the work is to specification. 
The $80,000 value of the improvements are covered by a $40,000 home improvement 
loan from the owner’s bank and a $40,000 loan from the reinvestment entity that 
converts to a grant if the owner stays in the house for another five years.    

The reinvestment entity acquires the house to keep it from being purchased by an 
absentee owner—a common trend for small houses in the neighborhood. An $80,000 
investment is made by adding a bathroom and pantry, remodeling the kitchen, and 
improving the exterior. After the improvements are made, the entity markets the house 
to a first time homebuyer.   

Whether the reinvestment entity partners with an existing property owner 
or acquires and renovates the property on its own, it would also work to build capacity 
and pride on the rest of the block by providing small matching grants 
for exterior improvements if 75% of the property owners agree to make visible 
upgrades of any size.

The bottom line for any reinvestment tool in Fargo’s core 
neighborhoods is that it has to bolster the willingness 
of property owners—regardless of income—to make 
market-leading investments in their properties and/
or bolster the confidence of property owners in close 
proximity to the site of intervention. 

TODAY IN 2030

WITHOUT 
INTERVENTION

WITH 
INTERVENTIONVS

HOME VALUE $152,000

CONDITION Showing signs 
of deferred 

maintenance

$160,000

Deferred maintenance 
continues; only 

superficial repairs made

$260,000

Market-leading 
renovations completed

MARKETABILITY Nominal Nominal Excellent

APPRECIATION 
RATE

Barely keeping 
pace with 
inflation

Slipping against 
inflation

Keeps pace with or 
exceeds inflation

Small Grants 
for Clustered 
Curb Appeal 
Improvements

Owner-
Occupant Home 
Improvement 
Program

Home 
Turnaround 
Program – 
Acquisition and 
Renovation

OR



A return on 
investment would 
not be realized from 
one or a handful of 
interventions but from 
sustained work that 
improves confidence, 
builds neighborhood 
capacity, and brings 
investment in core 
neighborhoods 
into line with levels 
of investment 
experienced in newer 
neighborhoods. 

This thought 
experiment for Horace 
Mann shows several 
returns on investment 
in addition to a 
stronger tax base.

 What return 
on investment 
should the city 
anticipate from 
such an effort 
to support 
residential 
reinvestment? 

$198.2 
million

Slipping or 
distressed

Average or 
good

Very good 
or excellent

HORACE MANN NEIGHBORHOOD

139

431

378

BASELINE INTERVENTION
AFTER 
INTERVENTION

20% of slipping or distressed properties (28) 
receive high-impact investments to elevate their 
condition to very good or excellent, at a cost 
ranging from $75,000 to $150,000 per property 
depending on existing condition. 

10% of average or good properties (43) receive 
high-impact investments to elevate their 
condition to very good or excellent, at a cost 
ranging from $25,000 to $50,000 per property 
depending on existing condition. 

15%

45%

40%

111

388

449

# %

12%

41%

47%

Aggregate 
Residential  
Assessed 
Value*

*This assumes that properties 
improved to very good or 
excellent condition will have 
their value increase to reflect 
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Disruption of a gradual 
increase in the share of 
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properties, as well as the 
share of average to good 
properties that would be 
vulnerable to slippage
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Introduction 
As a recipient of federal housing and community development funds, the City of Fargo is required to 
certify that it is affirmatively furthering fair housing. To certify, it must:  

• Complete an Analysis of Impediments to Fair Housing Choice for its jurisdiction 
• Take actions to overcome the effects of any impediments identified through the analysis 
• Maintain records reflecting the analysis and actions taken   
 

This report provides an Analysis of Impediments to Fair Housing (AI) for the City of Fargo for Program 
Years 2020-2025. The purpose of the AI is to identify the primary impediments to fair housing choice 
and to suggest actions that will reduce or eliminate them.  

The federal government defines an “impediment to fair housing” as “any actions, omissions, or 
decisions taken that restrict housing choices because of: 

• Race 
• Color 
• Religion 
• Sex 
• Disability 
• Familial status  
• National origin  

Additional categories that the North Dakota Housing Discrimination Act (N.D.C.C. 14-02.5) protects 
include: 

• Marital status;  
• Age (40 years of age or over) 
• Receipt of public assistance 
• Being pregnant 
• Securing custody of a minor 
• Status as a victim of domestic violence in certain circumstances  

HUD interprets the objectives of affirmatively furthering fair housing to include:   

• Analyzing and working to eliminate housing discrimination in the jurisdiction 
• Promoting fair housing choice for all persons  
• Providing opportunities for racially and ethnically inclusive patterns of housing occupancy  
• Promoting housing that is physically accessible to, and usable by, all persons, particularly 

individuals with disabilities 
• Fostering compliance with the nondiscrimination provisions of the Fair Housing Act  
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Community Participation Process 
The City of Fargo conducted an online survey that was available to residents and other community 
stakeholders which garnered 321 responses. The majority of respondents identified as white (88%), 
most of whom were women (70%). A total of 6% of people identified as American Indian/Alaskan 
Native, 4% as Black or African American, 3% as Hispanic/Latino, 3% as more than one race, and 2% 
as Asian. In terms of earnings, 44% of respondents said they earned $75,000 per year or more, 43% 
earned between $30,000 and $74,999, and 14% earned less than $30,000.  

The City also held interviews with subject matter experts and focus group discussions. Participants 
included community residents, members of organizations covering a range of services including 
economic development and job training, social services, housing, elderly and vulnerable populations, 
the Continuum of Care, and fair housing. The focus groups covered a broad range of topics including 
housing, community development, and fair housing. 

 

Section 1: Demographic Patterns 
This section examines demographic patterns of Fargo over the last decade. It looks for any trends 
toward geographic segregation of certain protected classes or income. If a census tract has a protected 
class makeup that is 20 percentage points higher than the city overall, it is considered “concentrated” 
by HUD, which may indicate a segregated area.  

Concentrations or segregation may arise from several reasons, including:  

• Historic policies, such as racially restrictive covenants; laws limiting civil rights of people of 
color, particularly Native Americans in North Dakota; and redlining   

• Preferences for living in ethnic enclaves   
• Discriminatory practices, e.g., landlords steering certain people to certain areas 
• Lack of discriminatory practices  
• Lack of barriers that disparately impact protected classes, e.g., affordability, disability 

accessibility, access to public transit 

 

Race & Ethnicity  

People of color in Fargo are generally integrated throughout the city. There are no areas of Fargo that 
meet the technical definition of “concentrated” for Black, Native American, Asian, or Hispanic residents. 
However, one area has moderate concentration: At census tracts west of I-29 near West Acres, people 
of color make up approximately 52% of people, compared to their 17.3% makeup of the city’s overall 
population. See Figures 1-A through 1-F. This includes:  

• A Black population of 24%, which is 17 percentage points higher than their citywide makeup of 
7%; the Black population in these tracts is over 6x greater than it was in 2010  

• An Asian population of 16.3%, which is 12.9 percentage points higher than their citywide 
makeup of 3.4%; the Asian population in this tract is nearly 4x greater than it was in 2010  
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Source: 2015-2019 US Census ACS  

Figure 1-A. % Non-White Population by Census Tract 

Figure 1-B. % Black Population by Census Tract 

Source: 2015-2019 US Census ACS  
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Source: 2015-2019 US Census ACS  

Source: 2015-2019 US Census ACS  

Figure 1-C. % Native American Population by Census Tract 

Figure 1-D. % Asian Population by Census Tract 
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Source: 2015-2019 US Census ACS  

Source: 2015-2019 US Census ACS  

Figure 1-E. % Two or More Races Population by Census Tract 

Figure 1-F. % Hispanic Population by Census Tract 
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National Origin  

Residents who are “foreign born” (i.e., 
anyone not a U.S. citizen at birth) are 
generally integrated throughout the 
city, but two tracts meet the technical 
definition of “concentrated,” located 
west of I-29 near West Acres. Here, 
people who are foreign born make up 
approximately 32% which is over 20 
percentage points higher than their 
citywide makeup of 9%. See Figure 1-
G.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Analyzing “language isolated” 
households can indicate a disparate 
impact on households of different 
national origins. A language isolated 
household is defined as a household 
in which no persons 14 years or over 
speaks English “very well.” No tracts 
meet the technical definition of 
“concentrated,” but areas near Village 
West and Jefferson/Carl Ben are 
relatively concentrated, where 
language-isolated households make 
up 11% and 7.7% of households, as 
compared to their 2.3% citywide 
makeup. See Figure 1-H. 
 
 
 
 
 
 
 

Source: 2015-2019 US Census ACS  

Source: 2015-2019 US Census ACS  

Figure 1-G. % Foreign Born Population by Census Tract 

Figure 1-H. % Language Isolated Households by Census Tract 
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Disability  
People with disabilities are generally 
integrated throughout the city as there 
are no areas of Fargo that meet the 
technical definition of “concentrated.” 
However, tracts in central Fargo 
around Jefferson/Carl Ben, Downtown, 
Lewis & Clark, and Clara Barton are 
moderately concentrated, comprising 
up to 19%, compared to their 9% 
makeup of the city’s overall population. 
Central-northern tracts have higher 
than average disability rates, as well 
as higher than average elderly rates. 
There is very little variation between 
the disability rates based on race or 
ethnicity. See Figure 1-I. 
 
 
 
 
 
 
 
 
Age  
Households with people age 65 and 
over are generally integrated 
throughout the city as there are no 
areas of Fargo that meet the technical 
definition of “concentrated.” However, 
several eastern tracts are moderately 
concentrated, with senior households 
making up nearly 29%, compared to 
their 19.1% makeup of the city’s 
overall population. See Figure 1-J. 
 
 

 

 

 

 

 

 

 

 

 

 

Source: 2015-2019 US Census ACS  

Source: 2015-2019 US Census ACS  

Figure 1-I. % Living with Disability Population by Census Tract 

Figure 1-J. % Households with People Age 65 and Over by Census Tract 
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Receipt of Public Assistance 

While there are several interpretations of 
“Public Assistance,” in this case 
“Households Receiving Food Stamps/SNAP” 
is used, which make up 8% of total 
households. One tract west of I-29 near 
West Acres is almost considered 
concentrated, with 26.2% of its households 
receiving public assistance. The tract to its 
north and tract around Downtown are 
moderately concentrated, with households 
receiving SNAP making up over 10 
percentage points more households than 
average. See Figure 1-K.  
  
Similar trends exist for renter households 
that receive Housing Choice Vouchers and 
Public Assistance Income. In contrast, 
households receiving public assistance are 
underrepresented in several tracts south of 
I-94, as well as near Madison/Unicorn Park, 
where they make up less than 1% of the 
rental population, as compared to their 5.2% 
makeup citywide. See Figure 1-L and M. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  
Figure 1-L. % Households Receiving Public Assistance Income by 
Census Tract 

Source: 2015-2019 US Census ACS  

Source: 2015-2019 US Census ACS  Source: 2015-2019 US Census ACS  

Figure 1-K. % Households Receiving Food Stamps/SNAP by Census Tract 
  

Figure 2-M. % Households Receiving Housing Choice Vouchers 
by Census Tract 
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Racially or Ethnically Concentrated Areas of Poverty (R/ECAPS) 

While poverty status is not a protected class, HUD encourages examining economic opportunity at the 
neighborhood level beginning with an assessment of “racially or ethnically concentrated areas of 
poverty,” also known as R/ECAPs. HUD’s definition of an R/ECAP for Fargo is: 

• A census tract that has a non-white population of 20% or more and a poverty rate of 40% or 
more OR   

• A census tract that has a non-white population of 50% or more and the poverty rate is three 
times the average tract poverty rate for the county (31.8%), whichever is lower  

Fargo does not have any tracts that meet the technical definition of R/ECAP, but tracts near West 
Acres, Village West, Madison/Unicorn Park, and Jefferson/Carl Ben are moderately racially or ethnically 
concentrated areas of poverty. See Figure 1-N below.  

 

Source: 2015-2019 US Census ACS  

Figure 3-N. % Population in Poverty and Non-White by Census Tract 
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Section 2: Disproportionate Housing Needs 
This section examines if any protected classes in Fargo have disproportionately high housing needs 
based on the following indicators:   

• Housing cost burden  
• Homelessness 
• Risk of eviction or foreclosure  
• Poor housing conditions 
• Apartment denials  
• Homeownership  
• Access to credit   
• Awareness of fair housing rights 
• Experience with housing discrimination  

 

Housing Cost Burden  

According to HUD, households paying over 30% of their monthly household income towards housing 
costs (renter or owner) are considered to be “cost burdened.” Households paying over 50% of their 
monthly income are considered to be “severely cost burdened.” When a household is cost burdened, 
they are at an increased risk of homelessness and a substandard living environment. Figure 2-A 
presents the number and share of households experiencing cost burden by race and ethnicity, with 
comparison to Grand Forks and Sioux Falls.  

 

In Fargo, there are several protected classes that are disproportionately cost burdened:   

• Overall, approximately 14,865 households (12%) in Fargo are cost burdened, including 6% that 
are severely cost burdened 

• Over 1 in 2 (52%) Black households are cost-burdened, which is a higher rate than both Grand 
Forks (38%) and Sioux Falls (41%). Black households are twice as likely to be cost burdened 
than White households and nearly twice as likely to be severely cost burdened  

• Over 1 in 2 (50%) Hispanic households are cost-burdened, which is a higher rate than both 
Grand Forks (28%) and Sioux Falls (24%). Hispanic households are twice as likely to be cost 
burdened than White households and about the same likelihood to be severely cost burdened.   
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• Over 1 in 3 (38%) of Native American households are cost burdened, and 1 in 4 are severely 
cost burdened. Native households are nearly twice as likely to be severely cost burdened than 
White households. These rates are less than Grand Forks and similar to Sioux Falls  

• About 1 in 4 (25%) Asian or Pacific Islander households are severely cost burdened, similar to 
Grand Forks Fargo and higher than Bismarck. These rates are about the same as White 
households in Fargo  

• About 1 in 4 (26%) of non-Hispanic White households are cost burdened  
• About 30% of non-Hispanic households of another race are cost burdened  

Of the City’s community survey, 38% of respondents said they spend over 30% of their income on 
housing (including insurance and utilities), and of those, 12% said they spent more than 50%.  

When asked what the most common issues they had faced in the last two years was related to their 
housing and neighborhoods, the most common responses at 30% were that they were dissatisfied with 
services and that they had difficulty paying the rent or mortgage; 23% said that they had to make trade-
offs between essential expenses to meet their housing payments. Several survey participants 
commented on housing cost burden when asked, “Please share any additional comments regarding fair 
housing or discrimination.” Some responses include:  

 
1 There should be more assistance for the lower middle class. 

2 I think Fargo's apartment housing is so expensive that people cannot afford it and we need more lower cost options 
that have human conditions. 

3 I work in homeless services and while there are wonderful landlords there still are several who are not willing to 
work with the homeless which then leaves these individuals to move into decrepit and demoralizing housing options. 

4 Availability is the issue. There are not enough low-income units in the community in safe neighborhoods 

5 lots of empty expensive apartments and reasonable apartments are hard to come by or in bad neighborhoods 

6 
if fair doesn't mean affordable then what's the point? I'm definitely not treated fairly, but it wouldn't change anything 
if I was. when the rent is too high it just makes us all vulnerable. the stress eats away at my ability to love my family 
and enjoy being with friends. it just hollows my entire existence out. 

7 The city needs to allow builder to build what they want and what WE want so we can afford to buy and rent. 

8 

800 people a night are homeless in the Fargo area. The wait list for Section 8 is like 3 years long. THIS is a huge 
problem. Housing is a human right. We need housing for all, not giant buildings with studios starting at 900. And it 
would be helpful to have this housing were services are located, mostly downtown, OR vastly improve the bus 
system and provide vouchers for people, courtesy of the city, to ride the bus to access the services that they need to 
succeed. People cannot overcome issues of abuse, drugs, alcohol, poverty, or anything, until they have safe and 
secure housing. Fargo could effectively eliminate these issues if they start by providing housing to every single 
person. I don't know how to do that, but that is what needs to happen.  

9 

The housing first model is the only way we can reduce homelessness and bring any sort of stability to vulnerable 
population. We are using jails to house our mentally challenged citizens as agencies play hot potato with their lives.  
We gave veterans living outdoors but we don’t want to consider utilizing any city property to create tiny house 
enclaves for their housing and mutual support of each other. I fully understand these are very, very challenging and 
often unpopular individuals, but we can be leaders and innovative instead of doing the same failed projects over and 
over and expecting a different outcome.     

10 The cost of living in Fargo is higher than i think some people believe but that's for everyone 

11 There is a lack of wages for the increased cost of housing. Especially for lower and middle class. I put 3/4 of my 
income to renting and paying daycare. With total monthly expenses there is not a lot left ant the end of the month. 

12 Eliminate specials.   
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Homelessness 

There are significantly higher rates of homelessness in Fargo for people of color. People of color made 
up nearly 50% of the 3,130 individuals who received homeless services in the FM area in 2020, 
compared to their 17.3% makeup of Fargo (see Figure 2-B). This includes:   

• 19% of homeless population identifies as Black or African American, as compared to 7% city 
overall 

• 19% of the homeless population identifies as Native American, as compared to 1.2% city overall  
• 8% of homeless population identifies as multiracial, as compared to 3.1% of the city overall  
• 9% of homeless population identifies as Hispanic/Latino, as compared to 3% city overall  

 

 

 

 

 

Risk of Eviction or Foreclosure 

Certain protected classes disproportionately experience evictions or risk of evictions. This is evidenced 
by demography of who has used the City’s CDBG emergency housing assistance programs and 
landlord-tenant mediation services in the past two years designed to prevent evictions and 
foreclosures. While data is unavailable for the specific reason for the eviction or foreclosure, the 
disparate impact on minority groups is cause for concern (see Figure 2-C). This includes:  

• People of color comprised over 50% of people who received assistance through City CDBG 
emergency housing assistance programs, as compared to their 17.3% citywide makeup  

• People identifying as Hispanic/Latino made up 7.9% of people who received assistance through 
City CDBG emergency housing assistance programs, as compared to their 3% citywide makeup 

• People with disabilities comprised 25.3% of people who received assistance through City CDBG 
emergency housing assistance programs as compared to their 10% citywide makeup 

• People of color comprised over 40% of people who received assistance through City tenant-
landlord mediation services, as compared to their 17.3% citywide makeup  

• People with disabilities comprised 35.1% of people who received assistance through City 
tenant-landlord mediation services, as compared to their 10% citywide makeup   

White
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Black or African 
American

19%

American 
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19%

Asian
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Native Hawaiian and 
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Figure 2-B. Beneficiaries of Homeless Services by Race, 2020
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In addition, in 2018 and 2019, the High Plains Fair Housing Center began to notice an increase in calls 
from people who were in the process of being evicted or were evicted as a direct result of behaviors 
related to their disabilities, in particular mental illness. Through a series of housing discrimination 
testing based on mental disabilities, they found evidence of various ways in which people with 
disabilities were treated differently than others, as noted in in the following section.  

 

Apartment Denials  

While data is unavailable for specific reasons for rental application denials, some of the top frequently 
cited barriers are likely to have disparate impact on certain protected classes for reasons outlined 
below.  

Criminal Background: Although HUD has issued guidance for housing providers concerning limiting 
reliance on criminal history to ensure fair housing compliance, background checks and criminal history 
continue to be a major barrier to housing, as reported by the High Plains Fair Housing Center. This is 
likely to have a disparate impact on members of certain protected classes, as there is a 
disproportionate amount of Native Americans and persons of color in the prison system in North 
Dakota.  

Security Deposit, 3x Rent Income Required, and/or Credit Rating: Increasingly, landlords are relying on 
credit ratings as criteria for renting and charging higher security deposits for those without good credit 
rating. Similarly, more and more often, landlords are requiring that a renter’s income be three times the 
rent. While this practice is applied equally, it may have a disparate impact on members of minority 
groups, particularly those who are considered language-isolated or living on a fixed income such as 
those with a disability on Social Security and Disability Income.  

New American leaders have frequently critiqued these steep deposit requirements, implicating a 
disproportionate effect on New American community members who are majority Black/African 
American and Nepali. They explain that many immigrant families do not understand why landlords are 
requiring larger deposits, proof of three times rent income, and/or a higher credit rating or a co-signer.  

White
50%Black/African 

American
35%

Asian or Native 
Hawaiian/Other 
Pacific Islander 

1%

American Indian/Alaska 
Native

7%

Multiple Races
7%

Figure 2-C. Beneficiaries of City Emergency Housing 
Programs by Race, 2020-2021 

https://www.hud.gov/sites/documents/HUD_OGCGUIDAPPFHASTANDCR.PDF
https://www.hud.gov/sites/documents/HUD_OGCGUIDAPPFHASTANDCR.PDF
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Homeownership Rates 

In Fargo, several protected classes are significantly underrepresented in homeownership rates. This is 
especially troublesome as homeownership is considered an essential tool for wealth-building.  

Overall, approximately 24,637 households (44%) in Fargo own their homes; 56% rent. Approximately 
50% of White householders own their home. In comparison, there are severe disparities for other races, 
including:    

• Only 3% of Black householders are homeowners; white households are over 16 times as likely 
to own their home as Black households. Black households make up just 0.5% of total 
homeowners in Fargo, compared to their 7.7% citywide makeup  

• Only 14% of Native American householders are homeowners 
• Only 22% of Asian householders are homeowners  
• Only 24% of householders of another race or multiple races are homeowners 
• Only 16% of householders of Hispanic or Latino origin are homeowners 

 

Access to Credit  

One contributing factor to homeownership disparities is lack of or limited access to credit. In 2017, there 
were approximately 6,000 applications within Fargo for home loans to purchase, refinance or make 
home improvements for a single-family home, not including manufactured homes. Approximately 380, 
or 6%, of all applications were denied. The top denial reasons reported1 within the City were:  

• Debt-to-income ratio (28%)  
• Credit history (26%) 
• Lack of collateral (22%) 
• Incomplete applications (11%) 

Denial rates for single family loans in Fargo vary by race and ethnicity. Figure 2-D shows that White 
applicants were the least likely to be denied relative to other groups as of 2017. Asian applicants were 
most likely to be denied for a home purchase loan while Hispanic applicants were most likely to be denied 
for a refinance loan. 

 

 

 

 

 

 

 

 

                                                           
1 Financial institutions are not required to report reasons for loan denials, although many do so voluntarily. Also, while many loan applications 
are denied for more than one reason, HMDA data reflects only the primary reason for the denial of each loan. 
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Figure 2-D. Single Family Denial Rate by Race/Ethnicity
Home Purchase Refinancing
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While there are several factors, one contributing factor to homeownership disparities overall may be 
due to religious exclusions related to credit lending. Due to their belief system, many Muslim families 
cannot use conventional mortgages to purchase a home, because the payment of interest is prohibited. 
There are limited alternative options locally for these families to purchase a home.  

Another contributing factor to disparities in credit lending may be due to differential knowledge about 
how to access credit, including loan opportunities designed to help minimize disparities, such as the 
Section 184 Indian Home Loan Guarantee Program. Based on anecdotal reports, there are few 
residents nor lenders who are knowledgeable about this program or how to access credit in general.  

 

Poor Housing Condition  

While there is limited data available to measure poor housing condition, interviews suggest that 
persons of color, people with disabilities, and language-isolated people are disproportionately impacted.  

The High Plains Fair Housing Center reports that language barriers continue to be a major issue in 
housing, particularly for residents who receive differential treatment due to limited ability to 
communicate maintenance needs.  

In interviewing a service provider who provides outreach services for Native American residents, it is 
reported that many clients are living in very poor housing conditions due to landlords not caring about 
maintenance and not being able to afford other options.  

Representatives from Freedom Resource Center also note that it is very challenging to find adequately 
accessible housing for people living with disabilities, and that there is not enough housing that meets 
individuals’ mobility, sensory and/or accessibility needs. There is also increasing awareness and 
concern for a significant shortage of supportive service providers, especially for those with chronic 
mental illnesses.    

For the community survey, 26% of respondents said that their plumbing, electric, appliances and other 
items in their homes did not work and that they were not able to make necessary repairs to their 
homes. Twenty-five percent (25%) cited difficulty paying their utilities and houses in poor condition as a 
problem.   

 

Experience with Housing Discrimination  

Complaints regarding fair housing practices can be filed with HUD or the North Dakota Department of 
Labor and Human Rights (NDDLHR). The High Plains Fair Housing Center (HPFHC) also has intake 
specialists who work directly with clients to remedy potential violations of fair housing laws by assisting 
them through the administrative complaint process. 

At every agency, the most common basis for complaints in recent years has been overwhelmingly 
Disability, followed by Race and Familial Status. Retaliation was the second-most common at the ND 
Department of Labor, which refers to the Fair Housing Act’s prohibition of retaliating against any person 
because they reported a discriminatory housing practice. Detailed data regarding the form of the 
discrimination is unavailable due to database limitations.  

In 2021, HPFHC over doubled the annual amount of Fargo intakes it took (84) in comparison to the 
past five years’ average (41), most likely indicating raising awareness about fair housing rights and 
HPFHC services but also possibly indicating raising rates of discrimination. See Figure 2-E for 
breakdown of HPFHC intakes by basis.  
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Between 2017-2021, NDDLHR closed 26 Fargo-based fair housing complaints. The bases of the 
complaints included 20 Disability, 3 Race, and 3 Familial Status. Of the 26 closed cases:  

• 3 were withdrawn 
• 16 were conciliated, i.e., settled by proposing mutually acceptable terms/compromises to avoid 

taking a case to trial   
• 5 were deemed “No Cause” i.e., the agency determined the complainant does not have enough 

of a case for them to enforce, but they maintain the option to pursue through private court  
• 2 are ongoing  

 

When Familial Status is the basis, the most common form of discrimination is steering to a lower level; 
lease non-renewal with noise complaints cited; or application denial with some landlords saying they do 
not rent to families with children.  

When Public Assistance is the basis, it is typically related to denying applicants with Public Housing 
Vouchers and more recently, ND Rent Help. There is currently no strong case law in North Dakota 
about whether vouchers are included as a source of public assistance income. NDDOLHR issued a 
ruling several years ago that property owners cannot state they do not accept housing assistance, but 
they never ruled on whether a company has to take a housing voucher. 

Similarly, interpretations for protections on the basis of Sex can be ambiguous in terms of its inclusion 
of sexual orientation and gender identity. On January 20, 2021, President Biden issued an executive 
order directing all federal agencies to interpret protections against discrimination based on sex to 
include discrimination based on sexual orientation, gender identity, and gender expression, and HUD 
issued a memorandum supporting implementation of this change. However, further codification of this 
change must take place to firm its implementation and changes in interpretation at later administrations.  

Also, there is often misunderstanding as to the extent of protections for Disability, especially as it 
relates to mental health, drug addiction and alcoholism, and establishing basis while maintaining the 
confidentiality of certain medical information.  

Disability, 71%

Race, 9%

Familial 
Status, 7%

National 
Origin, 3%

Religion, 2% Sex, 3%
Public 

Assistance, 6%

Figure 2-E. HPFHC Intakes by Basis, 2016-2021 

https://www.whitehouse.gov/briefing-room/presidential-actions/2021/01/20/executive-order-preventing-and-combating-discrimination-on-basis-of-gender-identity-or-sexual-orientation/
https://www.whitehouse.gov/briefing-room/presidential-actions/2021/01/20/executive-order-preventing-and-combating-discrimination-on-basis-of-gender-identity-or-sexual-orientation/
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According to the community survey, when asked whether they were aware of any housing 
discrimination incidents, 98 (31%) of respondents said, “Yes” and 26% said, “Not Sure”. Respondents 
cited the following bases of the incident:   

• Criminal background (46%)  
• Sexual orientation (39%)  
• Race/ethnicity (39%) 
• Income level (34%)  
• Gender identity (29%)  

According to the survey, the large majority of incidents (84%) occurred in apartment complexes, and 
89% cited the landlord or property manager as the responsible party. 

 

Awareness of Fair Housing Rights 

In the City’s community survey, 41% of respondents reported that they are not aware of their fair 
housing rights. Over 44% were “Somewhat Familiar” and 18% were “Not Familiar” with fair housing and 
anti-discrimination laws. When asked “I believe that people are protected by federal, state, or local fair 
housing or anti-discrimination laws because of…” 

• Over 70% of respondents indicated awareness of current laws that protect against housing 
discrimination on basis of: Race, Ethnicity, Religion, Age, Sex (i.e., being male or female), and 
Familial Status (such as having children or being pregnant)  

• Respondents were less aware (between 50%-70%) of protections on the basis of Sexual 
Orientation, Marital Status, National Origin, and Disability  

• Respondents were least aware (under 50%) of protections on the basis of Source of Income 
(i.e., public assistance) and Gender Identity 

• Between 24%-43% of respondents also indicated awareness of protections on the basis of 
Income Level, Ancestry, Criminal Background, and Income Level, which are not technically 
protected classes 

Out of the 31% of survey respondents that said they were aware of an incident, 38% did not report the 
incident. The most common reasons to not report were:  

• 19% said it was due to not knowing where to report it  
• 12% said it was due to fear of retaliation 
• 12% said it was due to uncertainty about their rights  
• 33% said it was due to not thinking it would make a difference  
• 11% said it was due to a lack of proof or specific information  
• 6% said it was due to someone else already reporting it 
• 7% said it was due to something else 

 

Some notable responses include:  

1 Apparently denying housing to an unmarried couple is legal in North Dakota  
2 Because sexual orientation is not a protected class. 
3 The family didn't want to report the incident because of their status as green card holders.   
4 [I was] unsure of rights of people in recovery from substance use with a drug related criminal record 
5 North Dakota has next to no protections for vulnerable populations and it isn’t illegal to discriminate based on just about 

anything you personally don’t agree with. 
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When asked if they are aware of opportunities in the community to learn about fair housing or anti-
discrimination, 35% of respondents said, “Yes”, 50% said, “No”, and 15% said, “Unsure”.  

When asked if they have ever participated in any fair housing or anti-discrimination education, 22% 
said, “Yes”, 74% said, “No”, and 4% said, “Unsure”.  

When asked “Please share any additional comments regarding fair housing or discrimination” several 
responses related to stronger legal protections and enforcement, including:  

1 We need to protect the LBGTQ population and sexual orientation. 
2 Sexual orientation and gender identity should be protected classes. 
3 Unfortunately LGBT people have no legal protections in the state of ND, and I wish there were more awareness about this 

issue.  
4 The state of North Dakota does not recognize LGBT status as protected. Legally, discrimination of LGBTQ individuals is 

perfectly legal. People cannot feel comfortable complaining, because it is in the landlord's rights to discriminate based on 
LGBTQ status. It's unfair and unethical.  

5 People are said to be protected… but in practice they are not and few agencies seems to actually care. It's too easy for people 
to use some other obscure reason to not rent or make renting difficult, but really everyone involved knows why. And usually, 
the people who are being discriminated against do not have the time or resources to seek justice.  

6 Legally, do [some] classes have protections depending on their location and local laws, yes. Whether or not they have those 
protections in practice is a whole different story, and oftentimes it doesn't matter if someone was obviously the victim of 
someone else breaking the law. People don't always have the time or resources to tackle a corrupt landlord in court.  

 

Several other responses related to improving education about fair housing rights, including:  

1 When a family is in crisis and needs housing, knowing their rights or navigating an unfair system is not a priority.  It would be 
awesome if there was a phone number they could call or someone who could advise and help them know what rights they 
have on an ongoing basis. 

2 There needs to be more educational opportunities related to [fair housing rights].  
3 I wish our public educators could be provided more information about fair housing/anti-discrimination in some type of 

professional development. 
4 I'd like to learn about fair housing anti-discrimination laws/rules/regulations. 
5 I think it is important to educate landlords and lenders in fair housing and discrimination laws. 
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SECTION 3: Impediments and Action Items  

This section identifies top current impediments to fair housing choice and recommended actions to 
reduce their effect. Per HUD’s Fair Housing Planning Guide, impediments to fair housing choice are:  

• Any actions, omissions, or decisions taken because of race, color, religion, sex, disability, 
familial status, or national origin which restrict housing choices or the availability of housing 
choices 

• Any actions, omissions, or decisions which have the effect of restricting housing choices or the 
availability of housing choices on the basis of race, color, religion, sex, disability, familial status, 
or national origin 

 

Impediment #1: Lack of knowledge and enforcement of fair housing rights  

Recommended Actions:  

• Provide support to the High Plains Fair Housing Center for fair housing outreach and education, 
especially related ambiguous areas of protections such as Sex, Disability, and Public 
Assistance Income 

• Support state and local policies or memorandums that clarify ambiguous areas of protections 
such as Sex, Disability, and Public Assistance Income, as well as support HUD’s guidance to 
limit reliance on criminal history criteria  

• Provide support for legal and mediation services related to fair housing 
• Encourage housing providers to develop language access plans, or lend support through the 

City’s own Language Access Plan (see Appendix A) to support fair treatment of language 
isolated households 

 

Impediment #2: Lack of equal access to credit lending and homeownership  

Recommended Actions:  

• Support affordable homeownership developers to affirmatively market and prioritize applications 
from members of protected classes 

• Bring awareness to lenders about federally-backed Native American lending programs and 
barriers to accessing credit for new Americans 

• Monitor HMDA data on mortgage loan denials and subprime lending activity, particularly for 
disparities for minority borrowers  

• Support matched-pair testing for loan applications to identify any differences in treatment for 
members of protected classes 

• Assist low-income homeowners with infrastructure assessments to help maintain the 
affordability of homeownership  

• Provide down payment assistance to low- to moderate-income homebuyers to address difficulty 
in accessing homeownership opportunities due to rising home values  
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Impediment #3: Lack of housing choice for low- and moderate- income individuals  

Recommended Actions:  

• Work with local partners to create new housing and/or rehabilitate existing affordable housing 
throughout the community, including the preservation and replacement of the existing 
subsidized housing  

• Prioritize city resources to expand the number of affordable rental housing units to serve the 
city’s low and moderate income residents. City support may be direct, such as providing gap 
financing using HOME dollars or other public funds, or indirect, such as support infrastructure 
needs of affordable housing development through city investments 

• Continue to monitor that city-funded rental developments implement affirmative marketing 
practices 

• Explore risk mitigation fund for rental applicants with low credit ratings  
 

Impediment #4: Greater Rates of Poverty among Minority and Vulnerable Populations 

Recommended Actions:  

• Support metropolitan efforts to address the transportation and other barriers to work that affect 
low-income individuals (i.e., child care, education, wage rates, etc.) 

• Support skill-building and other opportunities designed to improve self-sufficiency and personal 
success (i.e., access to healthcare, job training, financial literacy, English language learning, 
driving skills, pre-GED, community gardening, entrepreneurship, leadership training)  

 

Impediment #5: Obstacles in Accessing Appropriate Housing for People with Disabilities, 

Especially Chronic Mental Illness 

Recommended Actions:  

• Explore options for increasing support for accessible housing units 

• Support increased funding for supportive services  
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Purpose 
The purpose of this Language Access Plan is to ensure timely, meaningful access for persons 
with Limited English Proficiency (LEP) to the City of Fargo’s Housing and Urban Development 
Department (HUD) funded programs and services. Individuals who have a limited ability to read, 
speak, write, or understand English may be entitled to language assistance for certain services, 
benefits, or encounters.  

Policy Statement 
The City uses annual Congressional appropriations and general set-aside funds to procure 
language assistance services following federal and local procurement processes. This 
procurement allows City staff to provide free language assistance services to persons with LEP 
whom they encounter or whenever an individual with LEP requests language assistance 
services. All personnel will inform members of the public that the City will provide language 
assistance services to persons with LEP free of charge.  

The City’s Language Access Plan (LAP or Plan) will be publicly available on the City of Fargo’s 
Community Development homepage. Public comments will be received via email at 
Planning@FargoND.gov. The City continuously seeks to improve and expand the services it 
provides to enable persons with LEP1 to communicate with the City in person, over the phone, 
in writing, or through electronic media.  

1 Although this Plan focuses on LEP language assistance, the City will apply certain aspects of its Plan to also ensure effective 
communication with individuals with disabilities, per Section 504 of the Rehabilitation Act of 1973.  

mailto:Planning@FargoND.gov
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Statutory Authority  
As a recipient of federal finance assistance, the City of Fargo Community Development Division 
is required, under Title VI of the Civil Rights Act of 1964 and Executive Order 13166, to develop 
and implement a plan to ensure accessibility to its programs and services for persons who are 
not proficient in the English language.  

Title VI of the Civil Rights Act of 1964 is the federal law that protects individuals from 
discrimination on the basis of their race, color, or national origin in programs that receive federal 
financial assistance. In certain situations, failure to ensure that persons who are LEP can 
effectively participate in, or benefit from, federally assisted programs may violate Title VI's 
prohibition against national origin discrimination. 

Executive Order 13166, signed on August 11, 2000, directs all federal agencies, including HUD 
and its recipients, to work to ensure that programs receiving federal financial assistance provide 
meaningful access to LEP persons. To do so, federally assisted recipients are required to make 
reasonable efforts to provide language assistance, including 1) conduct a needs and capacity 
assessment (i.e. four-factor analysis); 2) develop a Language Access Plan; and 3) provide 
appropriate language assistance.  

  

Needs and Capacity Assessment (Four Factor Analysis)  
Recipients are required to take reasonable steps to ensure meaningful access to LEP persons. 
This "reasonableness" standard is intended to be flexible and fact-dependent. It is also intended 
to balance the need to ensure meaningful access by LEP persons to critical services while not 
imposing undue financial burdens on small businesses, small local governments, or small 
nonprofit organizations. As a starting point, a recipient may conduct an individualized 
assessment that balances the following four factors. 

 

Factor 1: Determine the number or proportion of LEP individuals in the eligible 

service population.    
Approximately 3,942 individuals have limited English proficiency, i.e., speak English less than 
“very well,” in the city of Fargo, according to 2015-2019 American Community Survey 5-Year 
Estimates This represents 3.47% of the total population over the age of 5.  

Based on HUD’s “safe harbor” thresholds2, Nepali is the only LEP language group in the city 
that may warrant automatic/regular translation of vital written materials. As outlined in Table A, 
Nepali is the largest LEP language group, comprising 0.897%3, or 1,020 persons, of the total 
population over the age of 5.  

However, written translations are largely ineffective for the Nepali LEP language group due to 
high illiteracy rates. Interpretive services are more effective and in higher demand for the 

                                                           
2 HUD recommends written translation for languages meeting the “safe harbor” threshold, i.e. if an LEP language group makes up 5% 
or 1,000 persons (whichever is less) of the total population of persons eligible to be served by CDBG programs. 
3 This number has likely declined over the past two years due to an increase in Nepali residents resettling from Fargo to cities with 
more Nepali stores, services, places of worship, etc.  
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majority of largest LEP language groups, according to discussion with service providers that 
often serve the region’s LEP residents, such as Family Health Care Center.  

The top languages requested for interpretation at Family Health Care Center are Nepali, Somali, 
Arabic, Kurdish, and Swahili. The demand for Vietnamese, Bosnian/Croation, and Russian 
language interpretation has decreased over the past few years, which Family Health Care 
Center staff attributes to the length of time first generation immigrants and their families have 
been within the United States.  

 

Factor 2: Determine the frequency that LEP persons come into contact with the 

City of Fargo’s HUD-funded programs.  
The City does not provide direct client services through HUD-funded programs but do have 
contact with the public through its citizen participation processes. The City includes several 
agencies4 that serve persons with LEP on its contact list for notification about HUD public 
hearings and public comment periods. All notices of public hearing and public comment period 
for HUD plans include notice of availability of interpretation and translation services by request, 
but it has received no requests to date.  

However, the City’s HUD subrecipients carry out several direct client services and programs, 
increasing their frequency/likelihood of having contact with persons with LEP. Given the small 
proportion of persons with LEP in the community and per subrecipient reports, contact is still 
relatively rare. Subrecipients maintain their own array of resources to ensure service to persons 
with LEP and have not requested translation services support through the City to date.   

 

Factor 3: Determine the nature and importance of the programs, activities, or 

services provided by the City of Fargo HUD program to LEP individuals.  
The City administers numerous HUD programs that provide funds to subrecipients to implement 
critical housing and community development programs, all of which the City want to ensure are 
available to LEP communities. For instance, persons with LEP may interact with the City’s HUD 
programs through receiving emergency subsistence payments, seeking eviction prevention 
legal counseling, or acquiring and maintaining residency with HUD-funded housing, which can 
all be fulfilled in non-English languages. For persons with LEP who seek HUD’s housing and 
services, it is essential that subrecipients continue to provide interpretation services and request 
assistance from City staff when needed in order to make accommodations and ensuring 
meaningful access. 

 

Factor 4: Determine the resources available to assist LEP individuals.  
The City maintains budget flexibility to provide contracted third-party oral telephonic 
interpretation services, and written translation services, at no charge when requested. 
Subrecipients also maintain an array of LEP resources to ensure meaningful access to their 
services.  

                                                           
4 This may include, but is not limited to, Fargo Public Schools’ Adult Education Center, Cultural Diversity Resources, and the New 
American Consortium. Many other organizations engaged in this work are already on the Planning & Development Department’s 
community development mailing list. 
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Action Steps 
The City will strive to ensure meaningful access for persons with LEP through the following 
measures.   

 

1. Written and Oral Language Assistance Services 
The City will continue to offer written and/or oral language assistance services through the 
following measures.  

a. All notices of public hearing and public comment period for HUD plans and programs will 
include the following statement:  
 
“City Hall Commission Chambers are accessible and can accommodate persons with disabilities. Alternative 
formats of this information or reasonable accommodations for persons with hearing loss, vision loss, disabilities 
or limited English proficiency, including the availability of interpretation and translation services, will be 
made upon request (a 48 hour notice is required). Anyone who requires these services or an auxiliary aid to 
fully participate should contact the Planning and Development Department at 701.241.1474/ 
Planning@FargoND.gov, or the City of Fargo’s Section 504/ADA Coordinator 701.298.6966 to arrange for 
services. To access TDD/Relay service dial 701.241.8258.”  
 

b. Interpretation services, within reason, will be provided for public meetings, if advance notice 
is provided to the City and such services are readily available.  
 

c. Written and/or interpretation services, within reason, will be provided for vital documents 
upon request, within a reasonable time period and as resources permit. Vital documents 
include, but are not limited to:  

 
• Leases and addendums 
• Application forms 
• Mortgagee letters, notices, forms 
• Letters or notices pertaining to the reduction, denial, or termination of services or 

programs or that require a response from the person with LEP 
 

d. When written and/or interpretation services are unavailable or unreasonable, the City may 
use Google’s Translate program. Translations of all public notices and information published 
on the City of Fargo website are readily available by clicking the “Translate” icon on top of all 
City of Fargo webpages.   
 

2. Staff Training 
The City will continue to train staff annually and during new employee orientation on its 
responsibilities to the Language Access Plan, including training on:  

a. Notifying the public about language assistance services available and offered to the public  
 

b. Documenting language assistance requests  

 

https://translate.google.com/
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3. Subrecipients 
All subrecipients performing work under City of Fargo HUD funding will be required to follow 
Title VI/LEP guidelines. Such assurance is made at the time the contract is established. 
Subrecipients will be informed to request LEP services from the City when necessary.  

 

4. Assessment of Access & Quality  
Every five years, the City will evaluate and update its Language Access Plan. Any updates 
made within the five-year timeframe will be recorded as an addendum to the LAP and then 
incorporated at the scheduled evaluation period. Updates may include:  

a. The latest LEP data per Census data and stakeholder consultation to determine the best 
resource allocation  
 

b. Best practices for continuous quality improvement regarding its language assistance 
services  
 

c. Data on number of language service requests  
 

d. Reviewing that all vendors providing language services include quality assurance and 
performance standards in the contracts for their services. 
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HR&A is a real estate and public policy firm that works at the intersection of the 
public and private sectors in the Midwest and across the country. 
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We uniquely approach housing affordability issues at three comprehensive, 
mutually reinforcing levels.

HOUSING 
PLANS

Creating strategies and plans 
based on local needs and 

priorities

HOUSING POLICIES & 
PROGRAMMING

Designing policies that align 
community goals with market 

conditions

HOUSING 
TRANSACTIONS

Advising on the development 
and preservation of housing



II. PROJECT UNDERSTANDING



Source: ACS 2020, 2010 5-Year Data

Economic opportunities in Fargo are driving higher income population growth and 
adding price pressure across the housing market.

Fargo has had high population growth. The supply 
of housing has not kept pace. +21% population growth from 2010-2020

Loss of affordable starter home options, reducing 
housing opportunities for first-time homebuyers.

-61% decline in home housing stock 

priced below $150,000

Fargo is attracting new, high paying jobs, 
increasing incomes across both counties +35.7% Increase in Median Household Income

Renters are particularly impacted by housing 
cost burden. 

41.5% of renters are paying more 

than 30% of their income on rent



We will build on recent plans and studies to develop an actionable housing plan 
that addresses the region’s affordability challenges.  

We will focus on how Cass County, ND, and Clay County, MN can achieve housing development and 
increasing housing option by creating policy recommendations that are aligned with the regional 

vision and grounded in market reality.

ESTABLISHED VISION AND MARKET CONTEXT

OPPORTUNITY FOR FUTURE WORK



III.  APPROACH



Our approach has six phases that will be completed over 7 months. 

Stakeholder Engagement

Week No. 1 3 5 7 9 11 13 15 17 19 21 23 25 27 28

Week Beginning 5/2 5/16 5/30 6/6 6/20 7/4 7/18 8/1 8/15 8/29 9/12 9/26 10/10 10/24 11/7

TASK 1: Project Management

TASK 2: Data Collection

TASK 3: Public and Stakeholder Input

TASK 4: Existing Conditions Analysis

TASK 5: Meeting Short Term Needs

TASK 6: Beyond the Short Term

TASK 7: Final Report Development

TASK 8: Adoption Process



We will work with Metro COG, Cass and Clay Counties, and the local municipalities 
to establish project goals from the outset.

TASK 1: PROJECT KICKOFF
▪ Plan Purpose and Goals

▪ Data Request

▪ Timing and Work Plan

▪ Stakeholder Advisory Approach



Our analysis will rely on multiple data sources and build upon prior studies and 

analyses. 

TASK 2: DATA COLLECTION



Data Collection| HR&A will draw on our experience studying the economic 
trends and impacts affecting regions to enable local communities and the region 
best prepare for future economic challenges and opportunities. 

HR&A Advisors, Inc.
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Mower Fillmore Houston

8
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78
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368k
REGIONAL 

POPULATION

Southeast Minnesota 
Regional Economic Study



Data Collection | We analyze large amounts of data and information from a 
variety of sources to identify current trends, challenges, and opportunities at the 
local and regional level. 

HR&A Advisors, Inc.

EXISTING 
CONDITIONS

ANALYSIS OF 
EXISTING 

DEMOGRAPHIC & 
EMPLOYMENT 
DATA TRENDSREVIEWED & 

SUMMARIZED 
INFORMATION FROM 
26 MUNICIPALITIES & 

8 COUNTIES

INTERVIEWS WITH 
MORE THAN 25 

MUNICIPALITIES & 
THE 8 COUNTIES

Southeast Minnesota 
Regional Economic Study



Stakeholders from diverse backgrounds can help to paint a full picture of housing 
conditions and priorities and help to build consensus around potential solutions. 

TASK 3: PUBLIC AND STAKEHOLDER INPUT

▪ Study Review Committee (SRC)
▪ Focus Groups 
▪ Community Engagement



▪ HR&A & SRF: Partners since 2013

▪ Extensive regional experience

▪ Established local presence

SRF’s Planning Practice



Focus groups:
▪ Housing assistance organizations

▪ Housing finance organizations

▪ Major project development group

▪ Housing developers

SRF’s Approach to Stakeholder Engagement

Online survey:

Keys to Success:

▪ Survey design

▪ Promotion

▪ Leverage SRC/project partners & 
focus groups

▪ Social media

▪ Email blasts

▪ Mailers

▪ Flyers



Our housing needs analysis will assess current and future housing needs and 

analyze these needs by specific geographies to guide recommendations.  

▪ What are the characteristics of households moving to the region?

▪ What is being built? Who does that serve?

▪ What is the supply of naturally occurring affordable housing? Is that 
inventory at risk?

▪ What is the demand for different housing types? At what price points?

TASK 4: METRO-WIDE ANALYSIS OF 
EXISTING CONDITIONS



Housing Supply: We will analyze Census microdata, tax assessments and related 

data sources to develop a complete picture of the existing housing stock.
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Housing Supply: We use multiple real estate data sources to measure the 

development pipeline and sales and rental trends. 

Watermark Pointe

Built 2019 | 72 Units

The St. Regis Residences

U/C | 124 Units

Source: CoStar

Edge-on-Hudson

U/C | 364 Units

Villa BXV

Built 2017 | 54 Units

Example Recent For-Sale Development in Westchester County
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60%
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Mid-rise New Construction (65 Units)

Housing Supply: We understand development economics and why different 

typologies are and are not being delivered in the market.
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North Atlanta School District | Future Housing Supply Gap
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Housing Demand: We will analyze household characteristics and trends to 

understand who is and is not being served by the housing market.
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Housing Need: This analysis will help characterize different housing needs and how 

they differ across the MSA.

Rental 
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“Housing affordability” incorporates 
many distinct but related issues: 



We will evaluate existing program performance to identify gaps that can be prioritized in 

the short-term and will evaluate long-term strategies to meet population growth.

TASK 5 & 6: STRATEGY FOR MEETING 
SHORT-TERM AND LONG-TERM NEEDS

▪ Inventory and assessment of existing programs

▪ Identify policies and strategies

▪ Develop metrics and milestones to guide 
implementation



We will consider an array of housing tools based on both regional and national 
experience.

LAND USE AND 
REGULATION

• Inclusive Zoning

• ADUs

• By-Right Development

• Building Code Reform

• Subdivision 
Regulations

• Other Incentives and 
Regulations for Cities 
and Neighborhoods

FINANCING 
MECHANISMS

• Housing Trust Funds

• Multifamily Gap 
Financing

• Preservation Fund

• Public Land 
Disposition

• Tax Abatement

TENANTS’ RIGHTS

• Eviction Counseling

• Eviction 
Requirements

• First Right of Refusal

• Fair Housing

INFRASTRUCTURE 
INVESTMENTS

• Existing Housing 
Stock

• Schools

• Transit Funding

• Parks & 
Neighborhood 
Amenities



Each potential tool should be evaluated using the following criteria and guiding questions:

Alignment
Could this tool be designed to 

address the city’s goals?

Feasibility
What are the barriers to 

successful implementation?

Impact
Does the tool efficiently and 

effectively achieve the city’s goals? 
Is the tool worth pursuing? 

Market Feasibility 

Legal Feasibility

Political Feasibility

Funding Capacity

Organizational Capacity

Evaluating each potential housing tool will require an iterative process of decision-
making that is responsive to different local contexts in the MSA.



We will assess both short-term needs and strategies, as well as the long-term 

future housing need. 

EXISTING CONDITIONS

• 13.7k new residents between 2009 
and 2016, and only 3.6k new housing 
units in the same period, creating 
large unmet demand.

• A lack of diverse housing options, 
especially for seniors and young 
professionals, exacerbates the already 
restricted housing market.

FUTURE GROWTH

• With the implementation of the DMC, 
anticipated to create between 37k and 47k 
direct and indirect jobs in the region, the
current pace of housing supply will need to 
increase 2X to meet the growing workforce’s 
housing needs. 

• Without greater diversification of housing 
options, housing costs will rise and the labor 
pool may become restricted, as employees are 
unable to find affordable housing proximate to 
workplaces. 

Southeast Minnesota Regional Economic Study



We will begin by articulating and quantifying the housing need to demonstrate 

the importance of housing strategies...

TOTAL IMPACTS BY 2040, WITHOUT 
REQUIRED HOUSING PRODUCTION: 

(25,200)
Residents

($4.14B) 
Economic Output

($1.14B) 
Earnings

4,700 

14,100 

Housing Gap, 2017 Housing Gap, 2040

Housing Gap, 2017-2040

Source: ACS, REMI

Southeast Minnesota Regional Economic Study



…and provide case studies of potential strategies that can help to alleviate the 

housing gap. 

BUILDING INVENTORY

• A downtown development 
program in Mount Morris, NY 
gave private developers an 
inventory of all buildings 
downtown with detailed 
property information that 
helped catalyze private 
investment.

ACCESSORY DWELLING 
UNITS (ADUS)

• Seattle, WA, Portland, OR, and 
Santa Cruz, CA have had ADU 
policies in place for a number 
of years.

• The share of ADUs on all 
single-family lots among the 
selected national precedents 
ranges from 0.8% to 1.9%.

URBAN GROWTH 
STRATEGIES

• Toronto, ON’s Greenbelt 
preserves agricultural land 
adjacent to the urban core 
while creating new tourism 
opportunities, including more 
than 300 miles of cycling trails 
and numerous food and wine 
tours. 

HIGH QUALITY AFFORDABLE 
RENTAL HOUSING

P

• Identify areas for targeted 
density based on 
projected growth, transit 
access, and demand for 
diverse housing types.



Drafting the final report will be an iterative process with stakeholder feedback.

TASKS 7 & 8: DEVELOPMENT OF FINAL REPORT 
AND ADOPTION PROCESS
▪ Identify policies and strategies

▪ Develop metrics and milestones to guide 
implementation



✓ NATIONAL AFFORDABLE HOUSING EXPERTISE

✓ UNIQUE APPROACH COMBINING MARKET & POLICY

✓ CONSENSUS BUILDING TO SUPPORT IMPLEMENTATION  

✓ LOCAL KNOWLEDGE

✓ COMMITMENT TO AFFORDABILITY



Housing Needs and Market Analysis for the Cass 
County, ND and Clay County, MN MSA

Interview

April 13, 2022



HOUSING 
PRIORITIES

• Government Structure and Our Work

• Assessments and Findings

• Strategic Framework for Next Steps



Hud 5 
year 
plan 
2020

Ad-
Hoc

CD 
Cmte

Human and social 
service administration 

and housing 

Renaissance 
Plan  2019

RZ  Zone 
Authority

Redevelopment for 
certain blocks in 
downtown

Downtown 
InFocus 

2017

Ec Dev 
Incentive 

Cmte

Application of tax 
incentive programs

CNP -
2021

Planning 
Commis-

sion

Implementation 
through legal 
entitlements

GO2030 
2012

Growth 
Plan 
2007

Parking 
Commission

Ad -
Hoc

Ad 
Hoc

BOARD AND 
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OVERVIEW & 
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COMMUNITY 
DEVELOPMENT 
COMMITTEE

 Established in 1997 – Downtown Development, Neighborhood 
Development & Affordable Housing

 2018 – Restructured the social service funds, pivoted towards larger 
initial investments or New American focused, and ended program as 
historically run

 2019 – Restructured HUD and CDBG funds to be more impactful, 
focusing on grant awards at minimum of $50,000 and spent down 2.5 
times funds than previous years in order to meet timeliness tests

 2020- Pre pandemic, HAP transfer of 200 units and reshaped to 
housing focused

 2021- Focused on deeper understanding of housing continuum and 
the city’s role, and allocated 6X funds

 2022- Receipt of HUD COVID & HUD Funds, 3x projects, minimum 
200K allocations



HOW DO THE PLANS WORK TOGETHER?

• Job and housing proximity, walkability, energy, sustainability focused.  Housing, Arts, 
Transportation, Water, Health, Neighborhoods, Celebrate the River, Regional trail systemsGO2030-2012 

• BID, DCP, significant redevelopment, 10 years after Broadway, new housingDowntown InFocus - 2017

•Development Authority, Tax Value, Housing stabilization, targeted infillCore Neighborhood Plan - 2021

• Alignment with Downtown InFocusRZ Plan- 2019

•Housing and Homeless focusHUD Consolidated Plan -2020

•Update the Vision before coming backLDC Diagnostic - 2020

• In preparation of comprehensive planning, we need to understand the regional growth 
impactsFM Housing plan -2022



HOW DO THE PLANS WORK TOGETHER?

G02030

Growth Plan

HUD Consolidated Plan

Downtown InFocus

Renaissance Zone Plan

Core Neighborhood 
Plan

LDC

FM Metro COG 
Studies

Census 2020

Emergency and 
regional and national 
impacts

Federal rules

City Policies

State Policies

Laws and Ordinances



RESOURCES

Housing Study in 
2015

State  & HUD 
resources Census 

4 focused 
department studies 
(EJP, Interface, czb, 

Maxfield)

Query data 
software –

MySidewalk

Upcoming FM 
MetroCOG study

* Starting to get the capacity to do internal analysis

1. MySidewalk Home Info 
Report

2. MySidewalk CSH Report
3. My Sidewalk Home Overview 

Report
4. MySidewalk Exconomic

Indicators Report
5. Mysidewalk Housing 

Indicators Report
6. MySidewalk Affordability 

Dashoboard
7. Maxfield Study
8. Downtown InFocus (Interface 

Studio)
9. Core Neighorbood Plan (czb)
10. EJP Memo



DEFINITIONS

 Affordable Housing – affordable based on a household’s income. Housing in which 
occupant is paying no more than 30% of gross income – including utilities.  Also can mean 
housing aimed at households with income less than 60% AMI

 Workforce Housing – housing aimed at 60-120% AMI

 AMI – Area Median Income – the midpoint of a region’s income distribution (Half the 
region earns more and half the region earn’s less. It is adjusted for family size annually and 
defined by HUD

 Low Income – Less than 80% AMI (translates into living in the unit without spending more 
than 30% of income

 Very Low Income – Less than 60% AMI

 Extremely Low Income - Less than 30% AMI

 Market Rate – Apartments rented at maximum amount that the landlords can get, 
without direct subsidy.

 Permanent Supportive Housing – housing with an intervention that combines housing 
assistance with support services (to build options for independent living)



Market

•Available Lot Map
•Growth Plan
•GO2030
•ROI
•Coordination with 

Schools & Parks
•MetroCOG 

quarterly review 

Ownership/Rental 
Ratio

•NDSU
•Realtors

60-80% AMI

•HOME Funds
•CCLT
•Habitat
•LIHTC
•Milton Earle
•Homefield
•Elliott Place
•Plaza Apartments

Engagement 
Center

•Homeless Health 
•SENDCAA
•PPiH
•Police
•MOP
•DCP
•ESG Funds
•Rapid re-housing
•Crisis Response

Supportive 
Housing

•SENDCAA
•Maxfield research
•Southeast Human 

resources
•Landlord Risk 

Mitigation Fund
•Cooper Housing
•High Rise 

relocation
•SRO

Prevention & 
Diversion

•PPIH
•SENDCAA
•211 – FirstLink
•United Way

Overflow Shelter 

•Decompression
•New Life Center
•Churches United
•Gladys Ray

Housing 
Stabilization 

•Core 
Neighborhood 
Plan
•Housing Rehab
•NRI
•Tech support w 

CZB

Housing Continuum and the City of Fargo’s role

HUD Supported through partnerships

25% 95% 50%50%5% 95%



Market

•Available Lot 
Map
•Growth Plan
•GO2030
•ROI
•Coordination 

with Schools & 
Parks
•MetroCOG 

quarterly review 

Ownership/Rental 
Ratio

•NDSU
•Realtors

60-80% AMI

•HOME Funds
•CCLT
•Habitat
•LIHTC
•Milton Earle
•Homefield
•Elliott Place
•Plaza 

Apartments

Engagement 
Center

•Homeless 
Health 
•SENDCAA
•PPiH
•Police
•MOP
•DCP
•ESG Funds
•Rapid re-housing

Supportive 
Housing

•SENDCAA
•Maxfield 

research
•Southeast
•Landlord Risk 

Mitigation Fund
•Cooper Housing
•High Rise 

relocation
•SRO

Prevention & 
Diversion

•PPIH
•SENDCAA
•211 – FirstLink
•United Way

Overflow Shelter 

•Decompression
•New Life Center
•Churches United
•Gladys Ray

Housing 
Stabilization 

•Core 
Neighborhood 
Plan
•Housing Rehab
•NRI
•Tech support w 

CZB

Metrics with City’s Housing Programs

HUD Supported through partnerships

25% 95% 50%50%5%

In -
MIgration

Ratio Year Month Month Month Month year

2800 
people/ 
year

4 units 150 units 400 people 125 cases 600 + people 100 people 25 homes

1 
apartments



QUESTIONS & ISSUES

Why are homeless numbers 
rising and are there 

resources to support them?  
And why are people that 

are re-housed returning to 
homelessness?

How can we design 
buildings and spaces 

where people needing 
support thrive?  And 

how can they be 
managed with people 
focused solutions to 

avoid evictions?

Where is the state’s 
role?  Who are we 

serving? 

How does the 
subsidy layering work 

together? Why is 
there only one 

CHDO? Why can’t 
developers build 4% 
LIHTC? What is the $ 

gap

work 
group #1 work 

group #2

work 
group #3

How do we 
support 

overflow in 
shelters and 

develop a 
regional 

strategy?

How can we get 
agencies and 

partners to be 
capitalized to 
receive HUD 

funds?

work 
group #4



JOBS & HOME PROXIMITY



NEXT STEPS _ learn what barriers are





POPULATION, INCOME & EXPENSE

 About 1200 new households a year 

 Percent of income 25.6% spent on housing (Fargo) 21.9 (downtown) (5)

 Fargo households - #123,550 people (27,647 families)

 Median home value 225,500 (Fargo) 266,432 (downtown)

 High wage ($3333/MO) Medium Wage ($1250-3333/Mo) Low wage ($1250 or less)  
= metro is roughly divide by 1/3 equally



ASSISTANCE

 13% or 15,741 people live below the poverty line (6)

 Majority of renters in both Fargo as a whole, and in downtown pay rent between $500-
1000 ( 66.8% Fargo, 52.6% Downtown) (2)

 1,284 in downtown spend more than 30% income on housing, 70.9 % are renters

 61.5% requests for assistance is for rent payments or deposits (12%)

 2361 assisted units in Fargo, 58 properties (4)



DOWNTOWN 

 2,391 live and work downtown,  25,640 commute in

 Affordable rents by average income $51,339 = $1,283 ( breaks down by age and 
geography –Downtown (7)

 Number of units built in downtown since 2000 =619

 Median home rent in downtown is $821



SUMMARY FROM THE HOUSING NEEDS 
STUDY - 2021 

 75% using homelessness are chronic/repeat bounce back (7)

 Excess demand deep subsidy = 1027 units, shallow subsidy = 1393 units, moderate =1124 units)

 Most lower income households are renters

 Home values continue to rise

 Vacancy rates in senior projects are less than 1%

 Subsidized housing and very affordable housing is under supplied

 Subsidized housing continues to have gap funding

 Downtown rental market can absorb up to 10% of the whole market

 Any possible expansion of deep subsidy is encouraged

 Affordable preservation- 482 rent restrictions expiring within 5 years 482 (Fargo) Metro (932)



SUMMARY FROM INFOCUS STUDY

 Live downtown #3,443 pop

 Metro wide – 12,658 renters (41%) are cost burdened (pay more than 30%)

 More units are needed downtown for median incomes so downtown isn’t a “resort 
town”

 HUD definition of “affordable” or  “burdened” doesn’t take into account: inflation, 
student debt, medical costs, other budget impacts

 Promote new housing to fill gaps in continuum

 Promote and expand financial land use and development tool kit

 Target affordable on 60-80 AMI since they will need non traditional funding

 Increase supportive housing for women and children



HOUSING STRATEGY FRAMEWORK

 FM Metro COG Study – City funded about $150,000, timeline about 8 months from now 
(will include a public engagement component)

 Technical Joint Work Group on PSH, funding and operations quandaries – 4-8 months 
(State legislative influence)

 Support HOME/HUD funded projects – 2022, 2023 HUD Action plans + ARP funds

 Growth Plan, Comp plan, LDC update (Housing topics feeds in all these plans) (3-5 years)

 National consultant (less than a dozen nation wide experts)



Housing Strategic Plan

Regional Housing

Shelter strategic 
planning/ COC 
Collaboration

CNP Redevelopment 
Authority

PSH operations 
& finance

4% LIHTC/ HUD 
HOME

City Focused Housing Analysis



Housing Policy Framework

Emergency Crisis 
Response

Housing Assistance & 
Landlord Tenant Support

Accessible Housing for 
Workforce – Middle 

income

Concerns: 
Support service for tenant
No service outreach
Knowing who to call
Service strategy
SEHS, CASS, etc.

Concerns: 
Discharge into homelessness
Capacity & staffing
Coordination
First response
Behavioral health, triage

Concerns: 
Data
Subsidy gaps
Coordinated jurisdictional 
strategy
Regulations

Ambulance, shelters, 
emergency management, 
Native Inc, Hospitals, HUD,

PPiH, BSI, CoC, Human 
Service Zones, United Way, 
FHRA, Re-housing

Chamber, EcDev, COG, HBA, 
CCLT, Habitat
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Planning Department Staff Update 

January – May 2022 

 

Core Neighborhoods Plan –See Attachment 

• For plan implementation year 1, the City Planning Department is focusing efforts to 
potentially operationalize the Housing Reinvestment program.  The first phase includes 
understanding capacity for a joint public-private operation for the intervention of 200+ 
homes over 10 years.  Small focus groups and community outreach has begun with the goal 
of having a capacity analysis overview provided to the City Commission by Fall 2022.   As 
part of this month’s visit by the consultants there are discussions about duplicated efforts 
or efficiency in operations amongst other city programs.  Look forward to additional gap 
anaylsis  
 

• The City of Fargo is also further exploring resource needs and organizational needs for code 
enforcement operations to strengthen code enforcement efforts. 

 

Housing & Urban Development (HUD) Programs  - See Attachment 

• The City of Fargo has prepared its 2022 Annual Action Plan, Analysis of Impediments to Fair 
Housing, and amendments to the 2021 Annual Action Plan for review (see links). The public 
comment period ran through March 31 to April 29 and was approved by the City 
Commission on May 2. For more information, view the full public notice that was published 
in The Forum newspaper on March 30, 2022. Staff are also currently drafting the City’s 
HOME-American Rescue Plan (ARP) program allocation plan for homeless assistance 
allocation plan, which will be available for the public soon. 
 

• This year marks our efforts to continue focus on housing and homelessness and 
neighborhood improvements through: 1) Downtown Engagement Center Operations 2) 
Madison Bike Trail/sidewalks 3) One new apartment projects, and two-three single family. 

 

Housing – See Attachment 

• Metro Housing Needs Assessment - The City of Fargo Planning Department partnered with 
FM Metro COG and 4 other local governments to issue and award a metro wide housing 
study.  The selected consultant is HR&A.  This study will focus on market influences and 

http://www.fargond.gov/
https://download.fargond.gov/0/2022_action_plan_-_final_draft_for_comment_period.pdf
https://download.fargond.gov/0/fargo_ai_2020-2024_draft_for_comment_period.pdf
https://download.fargond.gov/0/fargo_ai_2020-2024_draft_for_comment_period.pdf
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demographic gaps for the entire metro, focusing on policy and financial gaps.  See attached 
power point from consultant’s proposal presented to the selection committee.  

 
• There are several overlapping discussions related to housing as community partners and 

staff work resolving gaps.  See attached framework.   This work is primarily focused on 
navigation so that people can obtain housing and receive the support needed.  It does not 
focus on the rising increase in market rate housing and workforce housing topics which is 
also a primary focus of our community partner agencies, such as the Chamber of 
Commerce.  In March, staff presented an overview of the continuum of housing to the City 
Commission and the current role of the City of Fargo.   

 

Social Service Funds 

• Since 2020 the City’s social service funds regranting program has pivoted.  In 2020 the City 
deferred to pandemic relief complimentary to the Red River Task Force for pandemic relief 
as an effort to keep continuity of operations.  In 2021, the City partnered with FM Area 
Foundation for granting distribution.   In 2022, between the City’s Social Service Funds and 
ARPA relief funds, the City intends to partner with FM Area Foundation and United Way.  
This partnership minimizes duplicated efforts, simplifies processes on behalf of the 
applicant, and aligns with the City’s accounting practices.  

 

Community Development Committee Update 

• In March the housing ad-hoc committee with their commitment to affordable housing 
sought a discussion on mission, vision and by-laws.  Before embarking on this, staff thought 
a brief summary of the history of the Community Development Committee would be 
helpful.  The Community Development Committee was established by City Commission 
action on December 1, 1997. As part of the resolution, the following was stated  

“The purpose of the Committee is to oversee the development of City policy and provide 
direction to the City Commission regarding development in the City of Fargo.  This is to 
include long range planning for housing, commercial/industrial development and 
neighborhood redevelopment, evaluating the impact of current economic incentives, as 
well as directing the use of Community Development budget grant funds in the 
achievement of that plan. Activities may include oversight of the downtown area plan 
and implementation of the LDC. This committee will work in conjunction with the 
Planning Commission and the Tax Exempt Review Committee and report findings and 
recommendations to the City Commission. 

http://www.fargond.gov/
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• Historically the CD Committee gave guidance on HUD projects and CDBG projects.  It also 
gave guidance to social service fund distributions.  Those programs have both been altered 
significantly over the years and with an effort of efficiency redistributed authority to 
different entities due to the nature of those funds. 

 

http://www.fargond.gov/
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