City of Grand Forks
Staff Report
Planning and Zoning Commission – April 3, 2019
Agenda Item: 3-4 (Final – Public Hearing) Approval of the request from Northirdge Assets
LLC for an appeal to the Corridor Overlay District for the residential property located at 4150 S
Washington Street.
Prepared by:
Andrea Edwardson, Senior Planner
Submitted by: Brad Gengler, City Planner
Staff Recommended Action: Recommend approval of the request from Northridge Assets LLC
for an appeal to the Corridor Overlay District for the residential property located at 4150 and
4202 South Washington Street, lots 1 &2, block 1, Cottage Home Resubdivision. The request is
to increase the maximum front yard building setback requirement as stated in Section 18-0224
(5)(C)(1) of the Grand Forks Land Development Code. More specifically the request is to
increase the front yard building setback on South Washington Street from 120 feet to 150 feet.
April 3, 2019 – Committee Recommended Action:

April 15, 2019 – Council Action: N/A

BACKGROUND: The applicant, Northridge Assets LLC, has requested an appeal to the
Corridor Overlay District as provided for in Section 18-0224 (5)(E)(1) of the Grand Forks Land
Development Code.
The subject property is located at 4150 and 4202 South Washington Street, vacant land just north
of Altru’s Yorhom specialty store. The property is currently zoned PUD Multi-Family (R4) uses
with a maximum of 35 units/acre density and a maximum of 65 percent Impervious.
PROPOSED DEVELOPMENT:
As shown on the attached site concept plan, the applicant is proposing to construct a 160 unit (25
units/acre density), 4-story multi-family complex with surface parking adjacent to the South
Washington corridor, garages on the north and south sides of the combined lots, and enclosed atgrade parking on the west side (rear) of the building. The proposed front yard building setback is
shown as 150 feet from South Washington Street. However, the Corridor Overlay District (COD)
requires a maximum setback of 120 feet if there is adjacent parking along the identified corridor.
If parking is not adjacent to the corridor, the building is required to be a minimum of 75ft from
the front property line. These distances are shown on the attached site layout.

APPEAL REQUEST:
The applicant is requesting an increase to the maximum building setback, from 120 feet to 150
feet in order to provide the majority of the parking in front of the building, opposed to the rear.
In their application the developer’s provide the follow explanation:
A desire to have a parking arrangement that is more welcoming and provides more safety
and security for tenants. Upon discussing building/parking layout with tenants on
existing multi-family properties in Grand Forks, one of the concerns brought up by
female tenants was security in parking areas. The development goal is to also allow
tenants direct access to the building’s amenities in addition to maintaining tenant privacy
while utilizing the developments outdoor amenities.
Staff agrees that it is more aesthetically pleasing to have the surface parking in front of the
complex versus having large spans of garages adjacent to the corridor. Other than an increase to
the maximum building setback, the remaining site is in compliance with the aesthetic
requirements of the COD. As shown on the attached building renderings the proposed materials
include brick, residential grade siding, and other appropriate building treatments. Based on the
review of the documents submitted, staff feels that the proposed development will achieve the
“high aesthetic quality” required by the Corridor Overlay District regulations and recommends
approval of the increase to the front yard building setback, from 120 feet to 150 feet.

ANALYSIS AND FINDINGS OF FACT:


In making its decision on the appeal the Commission must consider the purpose of the COD
as stated in paragraph 1 of the regulations, which states the following:
The purpose of corridor overlay district for transportation corridors identified herein is
to promote and protect the public health, safety and welfare by providing for consistent
and coordinated treatment of properties bordering and within the identified
transportation corridors in the City of Grand Forks, North Dakota, and in the City of
Grand Forks Extraterritorial Zoning Jurisdiction (ETZ). The overlay district is intended
to serve as a tool for implementing the development policies and guidelines set for the
transportation corridors identified in the 2035 land use plan. The identified corridors are
important transportation corridors, and will continue as such with future growth of the
city. These transportation corridors are expected to carry significant volumes of traffic,
making development along these transportation corridors highly visible to the traveling
public. Therefore, it is the purpose of this District to ensure high aesthetic quality
of development along these important transportation corridors through.
(A) The establishment of high standards for buildings, landscaping, and other
improvements constructed on the properties bordering and within the identified
transportation corridors; and
(B) The establishment of development requirements which will encourage
substantial capital investments for the development of those properties and promote
the quality, scale, and character of development consistent with existing and
planned uses bordering and within the identified transportation corridors.




The request requires only one public hearing by the Planning and Zoning Commission.
The planning director has notified all property owners within four hundred (400) feet of the
subject property of the public hearing to be held at the Planning and Zoning Commission
meeting on April 3, 2019.



The applicant or any property owner within 400 feet shall have the right to appeal the
decision of the Planning and Zoning Commission to the City Council.

SUPPORT MATERIALS:




Preliminary Site Concept
Architectural Elevations
3D Concepts
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