
City of Grand Forks  

Staff Report  

Planning & Zoning Commission – May 7, 2025 

City Council – May 19, 2025 

 

 

Item 3-1 (Final) - Rezone Request 

Title: Ordinance to amend Zoning Map - Southern Estates PUD Amend. No. 18 – density increase 

and parking requirement reduction at Cardinal Point. 

Location: 2150 47th Avenue South 

Current Legal Description: Lot 1, Block 3, Southern Estates First Addition  

Proposed Legal Description: No change 

Applicant: Jim Lindborg, 10K Architecture Owner: Centerspace, LP 

Prepared By: Sierra Johnson, Planner Submitted By: Ryan Brooks, Director of 

Planning & Community Development 

Purpose: Request to rezone to allow for higher density limit than PUD currently allows, and a 

reduction to parking requirements as permitted in 18-0302. 

 

 

Application Status 

April 2, 2025 –Planning and Zoning Commission Recommended Action: Motion by Reichert, 

second by Budke for approval of applicant request. Motion carried 5-4 with Arel, Kuhn, Sande 

and Wasvick dissenting. 

April 21, 2025 – City Council Action: Motion by Weigel, second by Fridolfs to concur with P&Z. 

Motion carried 5-2 with Osowski and Sande dissenting. 

May 7, 2025 (Public Hearing) -Planning and Zoning Commission Recommended Action: 

 

May 19, 2025 (Public Hearing)– City Council Action:  

 

 

Existing Proposed 

Land Use: Multi-Family Apartment Complex Land Use: No change 

Zoning: Southern Estates PUD Amend. No. 17 

– Office/Multi-Family (B-1) Uses 

Zoning: Southern Estates PUD Amend. No. 18 - 

Office/Multi-Family (B-1) Uses 

Staff Recommendation 

Staff recommends approval of the ordinance to amend the zoning map to rezone from  

Southern Estates PUD (Planned Unit Development) Amendment 17 to Southern Estates  

PUD Amendment 18 which includes increasing the density and reducing the parking 

requirements at Lot 1, Block 3, Southern Estates First Addition, subject to conditions as 

shown on PUD map, located at 2150 47th Avenue South. Recommend City Council grant 

approval and set public hearing for May 19, 2025.    



Uses Permitted: All uses permitted in B-1 

district (including multi-family) 

Uses Permitted: No change proposed 

 

Context 

Adjacent Zoning Districts: Southern Estates PUD – B-3 uses (west), Park/School uses (east), R-2 

uses (north); Kannowski’s PUD – Park uses (south) 

Adjacent Streets: 47th Ave S, S 20th St, 45th Ave S 

Adjacent Bike/Ped Facilities: Off road shared-use paths along 47th Ave S & S 20th St 

Adjacent CAT Routes: Route 10 
     

Background and Discussion 

• The owners of the Cardinal Point apartment complex are looking to convert existing 

office/common space into 4 additional residential units as the common spaces are 

currently underutilized. There are 251 existing residential units, so the conversions would 

bring the unit count up to a total of 255.  

• The existing PUD restricts the density of this specific site to 25 units per acre. Currently, 

the site’s density is at the 25 units per acre limit.  The addition of the 4 residential units 

would increase the density up to 26 units per acre. The proposed PUD amendment is 

requesting to increase the allowable density up to 26 units per acre to allow the unit 

conversions. Conventional R-4 zoning, which follows through to B-1 Office/Multi-Family 

district, restricts density to 50 units per acre. 

• The number of required parking stalls would also increase with the addition of 4 

residential units. The complex currently provides 554 parking stalls. The additional units 

would increase this requirement to 563 stalls. The proposed PUD amendment is 

requesting a reduction of 46 required stalls by utilizing available parking requirement 

reduction provisions in code. 

• There are provisions in the off-street parking code to reduce the number of required 

parking stalls with approval from Planning & Zoning Commission: 

 

Section 18-0302(11)(C): “The city planning and zoning commission may reduce 

the total parking spaces required by up to five (5) percent, if the developer 

provides the needed accommodations for transit facilities and vehicles; and a 

reduction of up to three (3) percent of the total parking spaces required may be 

permitted by the planning and zoning commission if the developer provides 

bicycle racks and bicycle access to his property.” 

 

• The applicant is proposing to utilize the transit reduction by adding a crosswalk through 

the parking lot and constructing a new sidewalk and stairway connecting to the public 

sidewalk that will provide access for residents to the bus stop located along S 20th St. 

Additionally, Cardinal Point already provides bicycle storage on site that is well utilized, so 

the applicant is proposing to utilize the 3 percent bicycle storage reduction for these 

existing racks. 

• If approved, the 5 percent transit accommodation reduction (-29 stalls) and 3 percent 

bicycle rack reduction (-17 stalls) would reduce their required parking to 542 stalls total. 



Since the site has 554 existing parking stalls, new parking stalls would not need to be 

added with the addition of the 4 units. This requested parking reduction is integral to the 

project as there is no space on site to add any more parking stalls. 

• As part of the ongoing parking subcommittee activities, staff has done field visits to 

observe parking utilization at multi-family properties. At Cardinal Point, 25% of the 

outdoor stalls were unoccupied. The observation took place on a weeknight at 7pm. 

• The applicant has stated that the average unit occupancy rate over the last 3 years is 

91.2%, so parking demand most likely does not reflect 100% living unit capacity at a given 

time. 

• Staff is recommending approval of the rezoning request. 

• Update: The applicant will add additional bicycle parking in response to discussion at 

April 2, 2025, Planning & Zoning Commission meeting. 

 

Consistency with 2050 Land Use Plan 

• Housing Goal 2, Objective B: “The City will not constrain the housing supply with 

unnecessary regulation and will ensure regulations allow housing types that families that 

can buy or rent.” 

o Considering that conventional R-4, which follows through into B-1 Office/Multi-

Family District, zoning would allow a density of up to 50 units per acre, the current 

restriction to 25 per acre could be seen as unnecessary regulation of this specific 

housing type. Requiring an additional 34 parking stalls on an existing multi-family 

site where there is no space for additional parking stalls could also be seen as 

unnecessary regulations. Allowing the apartment complex owners to add additional 

units within the existing building by increasing the allowable density and approving 

a parking requirement reduction would be removing regulatory barriers to 

supplying additional housing on the site. 

 

Notices 

Grand Forks Herald Public Hearing Notice Published: April 23, 2025 

Letters sent to property owners within 800 feet: April 25, 2025 

Comments Received:  

2 emails, expressed concerns over past experiences of large items on the berm, asked 

clarification on where units would be incorporated into the property, and general not in favor of 

increasing density.   

2 phone call received, 1 asking for clarity on project location, 1 wanting to confirm no exterior 

changes and seemed supportive of interior only changes.  

 

Findings of Fact 

• Rezone is requested to increase density allowance and for parking requirement reduction. 

• Rezoning requires two actions by both the Planning and Zoning Commission and the City 

Council.  

 

Attachments 



• Southern Estates PUD Amendment No. 18 Map 

• Rezoning Ordinance 
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ORDINANCE NO. ______ 

 

An ordinance to amend the zoning map to rezone and exclude from the Southern Estates PUD 

(Planned Unit Development), Concept Development Plan, Amendment No. 17 and to include 

within the Southern Estates PUD (Planned Unit Development), Concept Plan, Amendment 

No. 18, All of Columbia Park 24th and 26th Additions, Columbia Park 29th and 33rd Resubdivision, 

all of Southern Estates First, Third, Fourth, Fifth, Sixth, Seventh, and Twelfth Additions, all of 

Edgewood Village First and Second Resubdivision to the City of Grand Forks, North Dakota. 

 

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND FORKS, NORTH 

DAKOTA, PURSUANT TO ITS HOME RULE CHARTER THAT: 
 

Section 1.  Amending Clause 
 

The Zoning Map of the City of Grand Forks, established by Section 18-0205(2), of the Grand Forks 

City Code of 1987, as amended, is hereby amended as follows: 
 

To rezone and exclude from the Southern Estates PUD (Planned Unit 

Development), Concept Development Plan, Amendment No. 17 and to include 

within the Southern Estates PUD (Planned Unit Development), Concept Plan, 

Amendment No. 18, All of Columbia Park 24th and 26th Additions, Columbia Park 

29th and 33rd Resubdivision, all of Southern Estates First, Third, Fourth, Fifth, 

Sixth, Seventh, and Twelfth Additions, all of Edgewood Village First and Second 

Resubdivision to the City of Grand Forks, ND. 

 

ALL CONDITIONS AND REGULATIONS RELATING THERETO ARE 

PRESCRIBED IN 18-0223 OF THE GRAND FORKS CITY CODE AND 

FUTURE AMENDMENTS THERETO, TOGETHER WITH THE 

ATTACHED/APPROVED MAP AND CONDITIONS Southern Estates PUD 

(Planned Unit Development), Concept Development Plan, Amendment No. 18 

OF THE DESCRIBED DISTRICT AREA. 
 

Section 2.  Effectivity 
 

This ordinance shall be in full force and effect after its passage and approval as provided by law. 
 

 

                                                                 

 Brandon Bochenski, Mayor 

ATTEST: 
 

  

___________________________                                                            

Maureen Storstad, City Auditor 
 

Introduction and first reading:  

Public Hearing:  

Second Reading and final passage: 

Approved: 

Published:  Not required by law.  
 


