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City of Grand Forks
Staff Report

12/16/2019

Planning & Zoning Commission – December 4, 2019
City Council – December 16, 2019
Agenda Item: 3-1 (Public Hearing) An ordinance amending sections 18-0204 (2) Rules &
Definitions; 18-0219(9) I-2 Heavy Industrial District side yard requirements, ; 18-0302 (12) OffStreet Parking & Loading; 18-0309 (4) Landscaping sections of the Grand Forks City Code for
the purpose of establishing allowances for gravel, and requirements for curb and gutter,
landscaping in I-2 districts.
Prepared by: Andrea Edwardson, Senior Planner
Submitted by: Brad Gengler, City Planner
Staff Recommended Action: Recommend approval of the request from the Planning
Department for approval of an ordinance amending sections 18-0204 (2) Rules & Definitions;
18-0219(9) I-2 Heavy Industrial District side yard requirements, ; 18-0302 (12) Off-Street
Parking & Loading; 18-0309 (4) Landscaping sections of the Grand Forks City Code for the
purpose of establishing allowances for gravel, and requirements for curb and gutter,
landscaping in I-2 districts. Recommend the City Council give final approval to the request
and hold a public hearing on December 16, 2019.
November 6, 2019 – Committee Recommended Action: Motion by Johnson, second by Kuhn
for approval of staff recommendation. Motion carried unanimously.
November 18, 2019 – Council Action: Motion by Sande, second by Marshall to approve.
Motion carried unanimously, public hearing on second reading of ordinance scheduled for
December 16, 2019
December 4, 2019 – Committee Recommended Action: Motion by Kuhn, second by Reichert for
approval of staff recommendation. Motion carried unanimously.

December 16,2019 – Council Action:

BACKGROUND:
Grand Forks Planning Department has received an increase number in requests to allow for
gravel surface areas in Industrial zoned properties. Currently, our Land Development code
requires that all parking areas be required to be paved and provided with adequate surface
drainage. In addition, we require that all landscaping is protected from vehicular traffic with
curb and gutter. In application of these ordinances, staff has required all areas of the site used
by vehicles to be paved with curb and gutter.
This can become a significant cost to those in our Industrial zones where a major portion of
their site is dedicated to outdoor storage / lay down yard and heavy machinery use. Many
variance requests have been brought before the Board of Adjustments and a few to Planning

& Zoning Commission, all requesting to remove the requirement of paving to their sites.
Most motions from the respective boards have included a time delay to the paving
requirement.
Many owners see the time delay requirement as a band aid and not a true solution. It has
been asked of the Planning Department to review the paving requirements in order to
establish a fair and equitable solution in code. In response, we have brought this before the
Commission and Board of Adjustments as an informational item where we outlined the
concerns. A subcommittee consisting of both Planning & Zoning Commissioners and Board
of Adjustments members has had two meetings to discuss the recommended changes.
The following is meant to give an overview of what has been discussed so far.

STAFF GOALS:
1. To modify code to make it clear where gravel, curb, and gutter is required
2. To align with other ND communities

OTHER COMMUNITY POLICIES/ORDINANCES:
Fargo – In Industrial zones only, rear yard vehicular circulation area, not including parking
spaces, may be crushed concrete or similar material approved by the zoning administrator
Mandan - For all commercial and industrial lots a paved apron, driveway, and required
parking areas are required and must meet storm water requirements. The other areas of
business activity would not require paving.
Bismarck - Required parking and all access thereto from public right of way must be paved.
Poured in place curb and gutter is required for parking lot landscaping or as required for
directing storm water. For those areas in an industrial site that are not required parking (ie.
lay down yard/auto sales/contractor storage), gravel surfacing is allowed.
West Fargo - Curb and gutter is required in corridor overlay districts, but only recommended
elsewhere or as required in grading plans by engineering. Industrial properties are allowed
gravel lots for storage or large truck traffic that would otherwise damage hard surface. In
those cases, a minimum hard surface entrance of 50 feet or other means to catch gravel or
sediment prior to entering our City streets is required.
Williston - Required parking and all access thereto must be paved IF the parking accesses a
paved road. Storage yards in industrial areas can be gravel, but anything else on the property
that is not used for parking or storage must be landscaped.

WHY ONLY I-2 PROPERTIES?
I-2 properties (darker purple in zoning map on next page) are typically larger in scale as a
result of their storage yards, they also by their nature tend to utilize heavy machinery on site

that wears down pavement quickly. I-2 properties are also typically located on the periphery
of town and off major corridors.
Our I-1 Light industrial districts (lighter purple in the zoning map below, BNSF railyard, N
Washington St, fair grounds, etc.) reside in the middle of town and near residential areas.
Stricter paving requirements should be held for these properties due to their locations.
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SUBCOMMITTEE MEETING RECOMMENDATIONS - JULY 24, 2019
P&Z Commissioners/Board Members Present: Tom Behm, Stacey Kemp, Cole Johnson,
Absent: Alex Reichert, Peter Kuhn
The following are takeaways from the first subcommittee meeting:
-

In favor of allowing aggregate use in I-2 Heavy Industrial areas for storage areas, lay down
yards, and heavy truck maneuvering areas.

-

Required off-street parking stalls and drive aisles to those stalls should be paved with hard
surface, and the drive aisle shall reach from the right of way to the parking stalls.

-

Curb and Gutter does not need to be required for I-2 required parking areas, unless
property is located along major corridors.

-

Corridors should be aesthetically maintained with some combination of pavement, curb
and gutter required. Propose solutions on how to ensure aesthetics if a gravel area is to be
located on corridor. Consider modifications to landscaping requirements to address that.

-

Landscaping options should be included, such as high plantings of shrubs to establish a
line or barrier that limits the potential of gravel creeping from its originally approved areas.
Staff took the above directions from the subcommittee and developed a draft ordinance in
response. The City Attorney provided feedback as well. The subcommittee met again to
discuss the resulting draft ordinance.

SUBCOMMITTEE MEETING – OCTOBER 17, 2019
The ordinance proposed addressed the original recommendations of the subcommittee with
the following edits being made.
- Curb and Gutter does not need to be required for I-2 required parking areas, unless
property is located along major corridors.
 Staff discussions resulted in tying the paving along corridors to the existing
Corridor Overlay District (COD). The COD is intended to require appealing
developments through building material requirements, setbacks, and other
site elements. Tying the requirement of pavement for industrial sites along the
corridor fits with the current COD district intent and the intent of the
subcommittee to keep industrial sites along corridors visually aesthetic.
-

Corridors should be aesthetically maintained with some combination of pavement,
curb and gutter required. Propose solutions on how to ensure aesthetics if a gravel
area is to be located on corridor. Consider modifications to landscaping requirements
to address that.



Staff felt the existing corridor overlay requirements, the new requirements of
prohibiting gravel within the corridor overlay areas, prohibiting gravel within
15ft of a property when not in a corridor overlay, and requiring all existing
landscaping regulations be met, fulfills this intention of the sub-committee.

-

Landscaping options should be included, such as high plantings of shrubs to establish
a line or barrier that limits the potential of gravel creeping from its originally approved
areas.
 Staff examined the current landscaping requirements and felt they are
adequate to meet this intention.
 For example between two industrial sites, a 10ft bufferyard A is required
which states that 2 shade trees, 4 ornamental trees, and 5 shrubs per
100ft are required to be installed. This is typically split between the
adjoining properties so that each side maintains 5ft of the bufferyard
width and half the plantings.

-

Enforcement of gravel/aggregate continues to be a concern that is brought up each
time the topic is discussed. Enforcement is always a balancing act and staff will do their
best to keep up with the monitoring of lots and pursue action if necessary. The code
changes are meant to provide clear expectations from the beginning and enforcement
should follow if rules are being ignored.
 Planning staff has recently begun participating in site inspections as part of the
Inspections department Certificate of Occupancy process. This has already
provided opportunities for staff to address zoning concerns with project
managers to ensure all requirements of the site plan are being met.

PROPOSED ORDINANCE
In order to incorporate in the allowance of aggregate materials, establish rules for curb and
gutter, and to set landscaping standards adjacent to both, multiple sections of code needed
to be modified in order to comprehensively integrate the new regulations.
-

Section 18-0204 (2) Rules & Definitions – added ‘pavement’ to the list of definitions.

-

Section 18-0219 (9) I-2 Heavy Industrial District –
 removed previous language regarding side yard setback requirements as the
new 15ft setback for areas using aggregate conflicted with the old language.
No need to reference the 15ft in the Industrial district because it is referenced
in the off-street parking section.

-

Section 18-0302 Off Street Parking & Loading





-

added allowance for aggregate on I-2 properties for heavy equipment and
circulation areas, storage areas, and laydown yards., with exceptions for
properties along a major corridor.
Aggregate cannot be within 15ft of property line
Established regulations for when curb and gutter is required (previous
reference to curb & gutter requirements were buried in landscaping code,
bringing this to Off-Street Parking section provides clearer expectations.)
 Curb & Gutter is required for all parking areas and for protecting
landscaping, except in I-2 areas that are not along a corridor.
 I-2 properties along a corridor must meet Corridor Overlay Districts
(COD) requirements, and must pave and curb all areas that fall within
COD area (400ft from corridor)
 Appeals to the corridor requirements follow the process established for
the COD area.

Section 18-0309 Landscaping
 Established setback requirement of 15ft for I-2 properties using aggregate in
their storage areas.
 Removed language referring to tree types and diameters as staff has not used
or enforced that section in some time. Added language that describes how
staff does determine landscaping requirements – through appendixes A and B,
attached.

The attached ordinance reflects the intent of staff and the subcommittee, as outlined above.

ANALYSIS AND FINDINGS OF FACT:
 Ordinance amendments require two actions by both the Planning and Zoning
Commission and the City Council.
 Review of code initiated at request of private industrial property owner
 18 Variances or delays to paving have been awarded by Board of Adjustments (16) and
Planning & Zoning Commission (2) since 2010.
 Two Subcommittee meetings consisting of Planning & Zoning Commission and Board of
Adjustments members were held to discuss changes.
SUPPORT MATERIALS:
 Proposed Ordinance
 Appendix A&B – Landscaping requirements

APPENDIX A
Singlefamily
Abutting
(R-1)

Duplex
(R-2)

R.V. Parks
permitted
All retail,
Multi
Office and
in A-1, Aexcept
(R-3,
Professional
2/Mobile
C.B.D. (BR-4)
(B-1)
Home Parks
3)
(R-5)

Shopping
Centers
(B-2)

Quasipublic
Institutions

Parks and
Agriculture
(A-1, A-2)

Light
Heavy
Industry (I- Industry (I2)
1)

Single-family (R-1)

-

Duplex (R-2)

-

-

Multiplex (R-3, R-4)

C

C

A

Mobile Home Parks
(R-5) R.V. Parks (A-1,
A-2)

D

D

D

A

Office and
Professional (R-1)

D

D

C

C

A

All retail, except
C.B.C. (B-3)

E

E

E

E

B

A

Shopping Centers (B2)

F

F

F

F

C

B

A

Quasi-public
Institutional

D

D

C

C

C

C

D

A

Farms and
Agriculture (A-1, A-2)

A

A

A

B

A

B

A

A

-

Light Industry (I-1)

H

H

H

H

D

C

C

H

D

A

Heavy Industry (I-2)

H

H

H

H

F

G

E

H

F

A

A

S

A

D

B

B

B

A

S

D

G

Across Street from
Residential
Across Street from
Business or Industrial

S

S

A

B

A

A

A

A

A

C

D

Abutting Freeway or
Arterial

D

D

D

D

D

D

D

D

-

-

-

APPENDIX B

11/18/2019

City of Grand Forks
Staff Report
Planning & Zoning Commission – November 6, 2019
City Council – November 18 and December 16, 2019
Agenda Item: 4-1 An ordinance amending sections 18-0204 (2) Rules & Definitions; 180219(9) I-2 Heavy Industrial District side yard requirements, ; 18-0302 (12) Off-Street Parking &
Loading; 18-0309 (4) Landscaping sections of the Grand Forks City Code for the purpose of
establishing allowances for gravel, and requirements for curb and gutter, landscaping in I-2
districts.
Prepared by: Andrea Edwardson, Senior Planner
Submitted by: Brad Gengler, City Planner
Staff Recommended Action: Recommend preliminary approval of the request from the
Planning Department for approval of an ordinance amending sections 18-0204 (2) Rules &
Definitions; 18-0219(9) I-2 Heavy Industrial District side yard requirements, ; 18-0302 (12) OffStreet Parking & Loading; 18-0309 (4) Landscaping sections of the Grand Forks City Code for
the purpose of establishing allowances for gravel, and requirements for curb and gutter,
landscaping in I-2 districts. Recommend the City Council give preliminary approval to the
request on November 18, 2019, and to set a public hearing for December 16, 2019.
November 6, 2019 – Committee Recommended Action: Motion by Johnson, second by Kuhn for
approval of staff recommendation. Motion carried unanimously.

November 18, 2019 – Council Action: Approved unanimously on consent agenda, public hearing on
second reading of ordinance scheduled for December 16, 2019
December 4, 2019 – Committee Recommended Action:
December 16,2019 – Council Action:

BACKGROUND:
Grand Forks Planning Department has received an increase number in requests to allow for
gravel surface areas in Industrial zoned properties. Currently, our Land Development code
requires that all parking areas be required to be paved and provided with adequate surface
drainage. In addition, we require that all landscaping is protected from vehicular traffic with
curb and gutter. In application of these ordinances, staff has required all areas of the site used
by vehicles to be paved with curb and gutter.
This can become a significant cost to those in our Industrial zones where a major portion of
their site is dedicated to outdoor storage / lay down yard and heavy machinery use. Many
variance requests have been brought before the Board of Adjustments and a few to Planning
& Zoning Commission, all requesting to remove the requirement of paving to their sites.

Most motions from the respective boards have included a time delay to the paving
requirement.
Many owners see the time delay requirement as a band aid and not a true solution. It has
been asked of the Planning Department to review the paving requirements in order to
establish a fair and equitable solution in code. In response, we have brought this before the
Commission and Board of Adjustments as an informational item where we outlined the
concerns. A subcommittee consisting of both Planning & Zoning Commissioners and Board
of Adjustments members has had two meetings to discuss the recommended changes.
The following is meant to give an overview of what has been discussed so far.

STAFF GOALS:
1. To modify code to make it clear where gravel, curb, and gutter is required
2. To align with other ND communities

OTHER COMMUNITY POLICIES/ORDINANCES:
Fargo – In Industrial zones only, rear yard vehicular circulation area, not including parking
spaces, may be crushed concrete or similar material approved by the zoning administrator
Mandan - For all commercial and industrial lots a paved apron, driveway, and required
parking areas are required and must meet storm water requirements. The other areas of
business activity would not require paving.
Bismarck - Required parking and all access thereto from public right of way must be paved.
Poured in place curb and gutter is required for parking lot landscaping or as required for
directing storm water. For those areas in an industrial site that are not required parking (ie.
lay down yard/auto sales/contractor storage), gravel surfacing is allowed.
West Fargo - Curb and gutter is required in corridor overlay districts, but only recommended
elsewhere or as required in grading plans by engineering. Industrial properties are allowed
gravel lots for storage or large truck traffic that would otherwise damage hard surface. In
those cases, a minimum hard surface entrance of 50 feet or other means to catch gravel or
sediment prior to entering our City streets is required.
Williston - Required parking and all access thereto must be paved IF the parking accesses a
paved road. Storage yards in industrial areas can be gravel, but anything else on the property
that is not used for parking or storage must be landscaped.

WHY ONLY I-2 PROPERTIES?
I-2 properties (darker purple in zoning map on next page) are typically larger in scale as a
result of their storage yards, they also by their nature tend to utilize heavy machinery on site
that wears down pavement quickly. I-2 properties are also typically located on the periphery
of town and off major corridors.

Our I-1 Light industrial districts (lighter purple in the zoning map below, BNSF railyard, N
Washington St, fair grounds, etc.) reside in the middle of town and near residential areas.
Stricter paving requirements should be held for these properties due to their locations.
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SUBCOMMITTEE MEETING RECOMMENDATIONS - JULY 24, 2019
P&Z Commissioners/Board Members Present: Tom Behm, Stacey Kemp, Cole Johnson,
Absent: Alex Reichert, Peter Kuhn
The following are takeaways from the first subcommittee meeting:
-

In favor of allowing aggregate use in I-2 Heavy Industrial areas for storage areas, lay down
yards, and heavy truck maneuvering areas.

-

Required off-street parking stalls and drive aisles to those stalls should be paved with hard
surface, and the drive aisle shall reach from the right of way to the parking stalls.

-

Curb and Gutter does not need to be required for I-2 required parking areas, unless
property is located along major corridors.

-

Corridors should be aesthetically maintained with some combination of pavement, curb
and gutter required. Propose solutions on how to ensure aesthetics if a gravel area is to be
located on corridor. Consider modifications to landscaping requirements to address that.

-

Landscaping options should be included, such as high plantings of shrubs to establish a
line or barrier that limits the potential of gravel creeping from its originally approved areas.
Staff took the above directions from the subcommittee and developed a draft ordinance in
response. The City Attorney provided feedback as well. The subcommittee met again to
discuss the resulting draft ordinance.

SUBCOMMITTEE MEETING – OCTOBER 17, 2019
The ordinance proposed addressed the original recommendations of the subcommittee with
the following edits being made.
- Curb and Gutter does not need to be required for I-2 required parking areas, unless
property is located along major corridors.
 Staff discussions resulted in tying the paving along corridors to the existing
Corridor Overlay District (COD). The COD is intended to require appealing
developments through building material requirements, setbacks, and other
site elements. Tying the requirement of pavement for industrial sites along the
corridor fits with the current COD district intent and the intent of the
subcommittee to keep industrial sites along corridors visually aesthetic.
-

Corridors should be aesthetically maintained with some combination of pavement,
curb and gutter required. Propose solutions on how to ensure aesthetics if a gravel
area is to be located on corridor. Consider modifications to landscaping requirements
to address that.



Staff felt the existing corridor overlay requirements, the new requirements of
prohibiting gravel within the corridor overlay areas, prohibiting gravel within
15ft of a property when not in a corridor overlay, and requiring all existing
landscaping regulations be met, fulfills this intention of the sub-committee.

-

Landscaping options should be included, such as high plantings of shrubs to establish
a line or barrier that limits the potential of gravel creeping from its originally approved
areas.
 Staff examined the current landscaping requirements and felt they are
adequate to meet this intention.
 For example between two industrial sites, a 10ft bufferyard A is required
which states that 2 shade trees, 4 ornamental trees, and 5 shrubs per
100ft are required to be installed. This is typically split between the
adjoining properties so that each side maintains 5ft of the bufferyard
width and half the plantings.

-

Enforcement of gravel/aggregate continues to be a concern that is brought up each
time the topic is discussed. Enforcement is always a balancing act and staff will do their
best to keep up with the monitoring of lots and pursue action if necessary. The code
changes are meant to provide clear expectations from the beginning and enforcement
should follow if rules are being ignored.
 Planning staff has recently begun participating in site inspections as part of the
Inspections department Certificate of Occupancy process. This has already
provided opportunities for staff to address zoning concerns with project
managers to ensure all requirements of the site plan are being met.

PROPOSED ORDINANCE
In order to incorporate in the allowance of aggregate materials, establish rules for curb and
gutter, and to set landscaping standards adjacent to both, multiple sections of code needed
to be modified in order to comprehensively integrate the new regulations.
-

Section 18-0204 (2) Rules & Definitions – added ‘pavement’ to the list of definitions.

-

Section 18-0219 (9) I-2 Heavy Industrial District –
 removed previous language regarding side yard setback requirements as the
new 15ft setback for areas using aggregate conflicted with the old language.
No need to reference the 15ft in the Industrial district because it is referenced
in the off-street parking section.

-

Section 18-0302 Off Street Parking & Loading





-

added allowance for aggregate on I-2 properties for heavy equipment and
circulation areas, storage areas, and laydown yards., with exceptions for
properties along a major corridor.
Aggregate cannot be within 15ft of property line
Established regulations for when curb and gutter is required (previous
reference to curb & gutter requirements were buried in landscaping code,
bringing this to Off-Street Parking section provides clearer expectations.)
 Curb & Gutter is required for all parking areas and for protecting
landscaping, except in I-2 areas that are not along a corridor.
 I-2 properties along a corridor must meet Corridor Overlay Districts
(COD) requirements, and must pave and curb all areas that fall within
COD area (400ft from corridor)
 Appeals to the corridor requirements follow the process established for
the COD area.

Section 18-0309 Landscaping
 Established setback requirement of 15ft for I-2 properties using aggregate in
their storage areas.
 Removed language referring to tree types and diameters as staff has not used
or enforced that section in some time. Added language that describes how
staff does determine landscaping requirements – through appendixes A and B,
attached.

The attached ordinance reflects the intent of staff and the subcommittee, as outlined above.

ANALYSIS AND FINDINGS OF FACT:
 Ordinance amendments require two actions by both the Planning and Zoning
Commission and the City Council.
 Two Subcommittee meetings consisting of Planning & Zoning Commission and Board of
Adjustments members were held to discuss changes.
SUPPORT MATERIALS:
 Proposed Ordinance
 Appendix A&B – Landscaping requirements

