The Fargo Renaissance Zone

Zone Description

While all properties in the downtown area are important to the health of the district, it was
necessary for the committee to prioritize and target this incentive to properties within a
relatively small area. However, it is important that the City and the Zone Authority help
downtown property owners who are located outside the zone but are interested in re-
investment use other existing development incentives (see Appendix A) to accomplish the
city’s overall goal of renewal, reinvestment and redevelopment.

The Zone will be established for a period of up to 15 years. Establishing the Zone for this
period of time will allow investors and property owners enough time to put development
projects together, while still placing a limit on the overall development timeline. To provide
an additional sense of urgency and to maximize the impact of the Zone designation, the
City reserves the right to re-evaluate the boundary after year five (if permitted by the
legislature). The intent would be to replace blocks where no activity has or is likely to
occur with blocks that have exhibited greater development potential. The newly
designated blocks would be part of the Zone for the remaining 10 years.

Block Selection Criteria

The Zone boundary does not follow a "neat" geometric shape. It does, however,
represent the culmination of a logical, objective and thorough review process. Blocks that
were apparently "skipped" were left out of the zone because they were:

o Already developed to their "highest and best use" and/or would probably not need
significant rehabilitation/redevelopment,
o Deemed "undevelopable" because of their current use (i.e., public), or

e Because the potential and need for redevelopment was perhaps less than it was
in another area.

The Committee's goal was to choose a zone that would return the maximum benefit for
the public investment made. The Renaissance Zone Advisory Committee evaluated each
of the 100 blocks in the downtown area. The Committee participated in a walking tour of
the area in early June. They then ranked each of the blocks as having high, moderate,
low or no development potential, using the following criteria as a guideline for decision
making.

1. What is the condition of the property?
e Level of deterioration and/or blight.

e Age of structure.

e Part of recent reinvestment/ renewal efforts.



Is there potential for redevelopment of the property to a "higher" use?
e Appropriateness of land use as per Downtown Area Plan.

e Underutilization of property.

e Vacancies.

e Relationship to neighboring uses.

Are uses consistent with other community plans/efforts?
e Comprehensive Policy Plan.

e Historic Preservation efforts.

e Economic development efforts.

e Downtown Area Plan.

Is the property significant to overall downtown revitalization?
e "Key component of downtown.
e Value as a "destination".

e  Contribution to creation of a vital downtown (work, live, play).

Is the property important as a connection within the downtown?
e Contribute to a "district"/"cluster".

e Transition between "clusters".

e Pedestrian route.

e Transportation/Parking connections.

Does the property contribute to the goals for Renaissance Zone
activity?

e Encourage economic development.

e Enhance downtown livability.

¢ Increase number of people living downtown.
e Create atmosphere for downtown recreation.

e Enhance downtown's destination value.



Boundary Description

The boundary of the Fargo Renaissance Zone is contained within the border of the Fargo
Central Business District (otherwise known as the "downtown area", as defined in the
1996 Fargo Downtown Area Plan). The Fargo Renaissance Zone encompasses at least
a portion of 24 blocks."
As per state guidelines, blocks that contain a government-owned building will only be
counted as “half blocks” because the assumption is that the government-owned property
is not eligible for development. There are eight blocks in the Fargo Zone that can be
classified as “half blocks”.

Block 3 — Fargo Housing and Redevelopment Authority

Block 4 — First Bank Parking Ramp

Block 5 — Federal Courthouse

Block 10 — City Fire Department Headquarters

Block 13 — Fargo Housing Authority SRO, (Single Residence Occupancy)

Block 15 — Fargo Park District

Block 22 — Hawthorne Elementary School

Block 23 — Fargo Park District

The government-owned buildings are noted on the following map with a checked pattern,
and in the accompanying table by an asterisk. The following map and table describe the
Renaissance Zone Boundary, and the address and general characteristics of each parcel
included therein.

! A block is defined as an area bounded entirely by streets. (Fargo Land Development Code, February 1999 [132])
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Table 1: Description of Properties in the Fargo Renaissance Zone

* = Government-owned Buildings

Data source: City Assessors Records, July 1999
Note: Location index maps in Appendix B

Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built

1 530-554 6" Ave N Convenience Store 120,000 403,000 20,000 1986
502-528 6" Ave N Shopping Center 90,000 488,000 22,400 1986
402 6" Ave N Retail 1,000 26,000 3,250 1926
505-511 Broadway Warehouse & Office 190,000 198,000 40,000 1914
501 Broadway Utility (RR) 0 0 - -
508 5" Street N City of Fargo (water tower) 9,900 228,600 20,621 1956
519 5" Street N Single Family Residential 7,500 17,900 3,489 1903
517 5" Street N Single Family Residential 7,500 28,900 3,967 1903
515 5" Street N Vacant land 7,700 0 4,444 -
509-511 5" Street N Single Family Residential 6,200 9,400 4,864 1895
505 5" Street N Conversion 5,700 19,500 9,858 1905
405 5" Ave N Single Family residential 4,200 10,900 2,542 1905
502 4™ Street N Utility (BNRR) 0 0 8,346 -
506-508 4™ Street N Single Family Residential 7,500 50,500 3,250 1922
510 4" Street N Duplex 5,000 48,400 3,250 1899
516-518 4™ Street N Duplex 7,500 44,500 3,250 1923
520 4" Street N Conversion 5,300 40,600 3,250 1917
401-409 Broadway Service Station 186,000 154,000 23,250 1967
411-413-415 Broadway Retail & Apartments 70,000 89,000 8,750 1910
425 Broadway Restaurant (family) 280,000 1100,000 70,131 1907
410 5" Street N Parking ramp / lot 100,000 30,000 24,983 -
406 4™ Street N Bank / Savings & Loan 114,000 121,000 28,600 1965
415 5" Street N Warehouse & Office 103,000 170,000 25,785 1972
4205" Ave N State (BNRR) 0 0 - -

2 324 Broadway Parking Ramp / Lot 40,000 5,400 3,962 1990
322 Broadway Office 35,000 111,000 3,500 1900
318-320 Broadway Office 70,000 464,000 7,000 1955
314 Broadway Theater 70,000 70,000 8,750 1926
304 Broadway Parking Ramp / Lot 193,000 23,000 19,250 -
230 Broadway Retail & Apartments 35,000 28,000 3,500 1900
228 Broadway Retail 42,000 40,000 4,200 1900
226 Broadway Fraternal Lodge 36,000 94,000 3,570 1955
222-224 Broadway Retail & Offices 69,000 129,000 6,930 1949
220 Broadway Retail & Apartments 35,000 108,000 3,500 1903
216-218 Broadway Retail & Apartments 70,000 57,000 7,000 1900
214 Broadway Retail & Apartments 35,000 50,000 3,500 1963
212 Broadway Retail 35,000 60,000 3,500 1909



Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built
208 Broadway Retail 70,000 95,000 7,000 1905
206 Broadway Retail & Apartments 35,000 67,000 3,500 1905
202-204 Broadway Retail 70,000 215,000 7,000 1940
624 4" Ave N Office 10,000 36,000 1,655 1953
317 Roberts Street Retail 44,000 43,000 7,290 1915
311 Roberts Street Parking Ramp / Lot 27,000 5,400 4,487 -
309 Roberts Street Warehouse 30,000 86,000 5,049 1917
307 Roberts Street Vacant 16,000 0 2,735 -
303 Roberts Street Retail & Apartments 35,000 69,000 5,892 1910
229 Roberts Street Parking Ramp / Lot 64,000 12,700 10,595 -
223 Roberts Street Parking Ramp / Lot 64,000 13,000 10,704 -
217 Roberts Street Parking Ramp / Lot 55,000 7,000 9,169 -
625 2" Ave N City of Fargo 202,000 22,000 33,611 1970
3 301 Broadway Retail & Offices 35,000 60,000 3,500 1900
303 Broadway Retail & Offices 35,000 34,000 3,500 1905
305-309 Broadway Fraternal Lodge 112,000 62,000 11,200 1905
311-319 Broadway Retail & Apartments 98,000 69,000 9,800 1913
325 Broadway * Fargo Housing Authority 140,000 168,000 14,000 1965
320 5" Street N Office 84,000 372,000 14,000 1919
510 4" Ave N Retail, Offices & Apartments 28,000 168,000 7,000 1920
505 3 Ave N Fraternal Lodge 126,000 175,000 21,000 1949
4 215 Broadway Parking Ramp / Lot 410,000 83,000 40,950 1963
209 Broadway Parking Ramp / Lot 41,000 7,000 4,050 1893
224 5" Street N * Parking Ramp / Lot (City) 120,000 524,000 15,000 1963
224 5" Street N Other [Parking Ramp / Lot] 89,000 82,000 11,159 1963
505 2™ Ave N Bank / Savings & Loan 151,000 2,209,000 18,841 1963
5 128 Roberts Street Parking Ramp / Lot 56,000 9,000 7,000 -
122 Roberts Street Parking Ramp / Lot 56,000 9,000 7,000 1980
116 Roberts Street Parking Ramp / Lot 56,000 9,000 7,000 1989
112-114 Roberts Street Office 47,000 635,000 5,838 1905
650 2™ Ave N Church 102,200 557,500 24,038 1929
655 1% Ave N * Federal 306,800 3,153,000 - 1929
102 7" Street N Federal 121,000 0 30,162 -
722 2" Ave N Fraternal Lodge 84,000 244,000 21,000 1946
721 1% Ave N Office 128,000 462,000 25,592 1930
6 122 Broadway Retail & Offices 84,000 235,000 7,000 1911
120 Broadway Retail & Apartments 44,000 27,000 3,500 1895
114-118 Broadway Retail & Offices 119,000 676,000 9,940 1930
110-112 Broadway Office 104,000 83,000 7,560 1961
102-108 Broadway Retail & Offices 168,000 380,000 14,000 1964
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Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built
624 2™ Ave N Parking Ramp / Lot 118,000 8,000 19,740 1977
123 Roberts Street Office & Apartments 77,100 970,000 9,953 1916
113 Roberts Street Office & Apartments 37,600 247,400 4,848 1918
109-111 Roberts St Office 43,000 169,000 5,320 1917
107 Roberts Street Office & Apartments 25,000 119,000 3,163 1915
621 1% Ave N Parking Ramp / Lot 65,000 7,800 6,533 1990
625-641 1% Ave N Retail & Apartments 95,000 136,000 9,306 1915
613 1% Ave N Restaurant (family) 75,000 315,000 7,500 1910
617 1" Ave N Parking Ramp / Lot 76,000 11,000 7,567 -
7 121-123 Broadway Retail & Offices 83,000 181,000 6,942 1895
117 Broadway Retail & Apartments 85,000 133,000 7,081 1905
115 Broadway Retail & Apartments 42,000 89,000 3,500 1924
113 Broadway Retail 42,000 41,000 3,500 1903
109-111 Broadway Retail & Offices 84,000 218,000 7,000 1903
107 Broadway Retail & Offices 42,000 76,000 3,500 1902
105 Broadway Retail 42,000 58,000 3,500 1893
5211% Ave N Retail & Apartments 84,000 120,000 7,000 1900
500 2™ Ave N Office 420,000 2,769,000 42,000 1956
8 802 1" Ave N Service Station 33,000 61,000 5,480 1986
810 1% Ave N Vacant 26,000 0 5,200 -
710" Street N Office 32,000 55,000 5,675 1963
11 10" Street N Automobile Repair shop 56,000 96,000 10,482 1980
24 8" Street N Warehouse & Office 77,000 137,000 19,125 1977
17 10" Street N Duplex 5,300 23,900 3,590 1903
19 10" Street N Office 23,000 24,000 3,854 1900
27 10" Street N Office 46,000 38,000 7,721 1961
33 10" Street N Vacant 46,000 0 9,250 -
9 723 NP Avenue Retail 65,000 138,000 16,369 1946
21-25 8" Street N Warehouse 56,000 46,000 14,000 1960
27 8" Street N Parking Ramp / Lot 28,000 7,900 7,000 -
30 NP Avenue Utility (BNRR) 0 0 3,380 -
8 7" Street N Retail & Apartments 65,000 214,000 12,400 1947
20 NP Avenue Parking Ramp / Lot 78,000 10,000 13,060 -
704 1% Ave N Other [Museum] 175,000 3,564,000 35,000 1904
714 1% Ave N Retail 21,000 24,000 3,500 1926
716 1™ Ave N Retail & Apartments 42,000 63,000 7,000 1926
722 %1% Ave N Office 21,000 82,000 3,500 1956
10 gggggiﬁdx\v/aey,\f‘ Retail, Offices & Apartments 196,000 309,000 16,334 1893
64 %2 Broadway Retail & Apartments 39,000 77,000 3,267 1893
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Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built
60 Broadway Retail & Offices 61,000 98,000 5,060 1900
58 Broadway Retail 31,000 54,000 2,530 1900
54-56 Broadway Retail 63,000 49,000 5,253 1900
52 Broadway Office 30,000 179,000 2,500 1911
630 1% Ave N Theater 310,000 449,000 44,339 1970
637-643 NP Ave * City of Fargo (Fire Dept) 52,300 558,600 8,960 1961
633-635 NP Ave Parking Ramp / Lot 70,000 9,000 7,000 1985
631 NP Ave Retail & Apartments 35,000 39,000 3,500 1906
627 NP Ave Retail & Apartments 70,000 29,000 7,000 1906
623-625 NP Ave Restaurant (family) 70,000 25,000 7,000 1910
621 NP Ave Retail & Apartments 35,000 55,000 3,500 1910
619 NP Ave Retail & Apartments 35,000 84,000 3,500 1910
615 NP Ave Parking Ramp / Lot 70,000 9,000 7,000 1983
611 NP Ave Parking Ramp / Lot 70,000 9,000 7,000 -
609 NP Ave Retail & Offices 22,000 51,000 2,155 1896

11 69-73 Broadway Retail & Offices 54,000 100,000 4,480 1893
514-520 1 Ave N Retail & Apartments 39,000 125,000 3,920 1907
512 1% Ave N Office 21,000 127,000 2,100 1909
502 1% Ave N Office 105,000 927,000 10,500 1902
50 5" Street N Other [Parking Ramp / Lot] 175,000 35,000 17,500 1981
424 5" Street N Parking Ramp / Lot 145,000 19,000 14,500 1981
51A Broadway Office 233,000 2,148,000 18,000 1986
51B Broadway Bank / Savings & Loan 223,000 5,493,000 18,600 1981

12 402 1% Ave N Parking Ramp / Lot 202,000 38,000 25,200 1980
63 5" Street N Warehouse & Office 112,000 64,000 11,200 1934
64 4" Street N Manufacturing — Light 45,000 103,000 5,600 1916
423 NP Avenue Parking Ramp / Lot 28,000 5,000 3,500 1994
419 NP Avenue Parking Ramp / Lot 56,000 9,000 7,000 1984
417 NP Avenue Retail & Apartments 28,000 51,000 3,500 1919
415 NP Avenue Retail 14,000 38,000 3,500 1915
411 NP Avenue Parking Ramp / Lot 56,000 9,000 7,000 -
409 NP Avenue Parking Ramp / Lot 28,000 4,000 3,500 1994
401-407 NP Avenue Parking Ramp / Lot 112,000 18,000 14,000 -

13 69-71 4" Street N * City of Fargo 40,100 138,800 12,600 1921
67 4" Street N Vacant 34,000 0 4,200 -
65 4" Street N Parking Ramp / Lot 34,000 0 4,200 -
308-312 1% Ave N Retail 126,000 84,000 21,000 1926
301 NP Avenue Other [Warehouse & Office] 63,000 282,000 10,500 1919
307-309 NP Avenue Warehouse & Office 63,000 66,000 10,500 1903
313 NP Avenue Office 21,000 115,000 3,500 1914



Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built
317 NP Avenue Parking Ramp / Lot 42,000 8,400 7,000 -
319 NP Avenue Parking Ramp / Lot 21,000 5,000 3,500 1993
321 NP Avenue Parking Ramp / Lot 42,000 1,000 7,000 -
14 65 3" Street N Warehouse & Office 112,000 130,000 28,000 1947
72 2™ Street N Automobile Repair Shop 56,000 28,000 14,000 1949
205 NP Avenue Car Wash 56,000 59,000 14,000 1946
209-211 NP Avenue Retail 28,000 59,000 7,000 1910
213 NP Avenue Retail 42,000 34,000 10,500 1951
219-223 NP Avenue Retail 42,000 167,000 10,500 1905
15 602 NP Ave Parking Ramp /Lot 233,000 31,000 38,750 -
16 Broadway Retail & Offices 375,000 758,000 26,779 1903
12 Broadway Health Club 141,000 375,000 10,071 1903
10 Broadway Vacant 0 0 0 -
6 Broadway Office 110,000 299,000 9,165 1899
13 Broadway Parking Ramp / Lot 424,000 60,000 41,595 1993
601Main Avenue Parking Ramp /Lot 475,000 14,000 59,410 -
701Main Avenue * Other [Park District / Senior Ctr] 123,500 0 - 1898
675 Main Avenue Other [Vacant] 38,000 50,000 7,600 1984
158" Street N Parking Ramp /Lot 38,000 0 7,600 -
17 8" Street N Retail 220,000 201,000 27,555 1909
16 324 NP Avenue Warehouse & Office 49,000 142,000 8,100 1919
310 NP Avenue Warehouse & Office 66,000 30,000 11,045 1923
318 NP Avenue Warehouse & Office 144,000 159,000 23,948 1992
304 NP Avenue Warehouse & Office 136,000 114,000 22,720 1921
218 NP Avenue Retail 81,000 242,000 22,798 1916
208 NP Avenue Laundry / Dry Cleaner 20,000 45,000 5,000 1919
206 NP Avenue Office 30,000 157,000 7,500 1972
8 2™ Street N Manufacturing — Light 110,000 435,000 36,776 1943
221 Main Avenue Warehouse 90,000 89,000 35,662 1974
223 Main Avenue Warehouse 50,000 26,000 10,000 1912
307 Main Avenue Retail 59,000 38,000 11,743 1930
315 Main Avenue Warehouse 35,700 21,300 7,140 1917
323 Main Avenue Retail 36,900 46,100 7,380 1910
40 3" Street N Utility (BNRR) 0 0 6,000 -
10 2" Street N Utility (BNRR) 0 0 252,780 -
17 92 NP Avenue Warehouse 59,000 64,700 168,577 1975
96 NP Avenue Utility (BNRR) 0 0 205,800 -
1 Main Avenue City of Fargo 0 0 60,800 -
100 NP Avenue Utility (BNRR) 0 0 56,700 -
18 700 Main Avenue Office 168,000 424,000 21,000 1958
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Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built
714 Main Avenue Retail & Apartments 28,000 28,000 3,500 1915
716 Main Avenue Retail & Apartments 28,000 25,000 3,500 1901
718 Main Avenue Parking Ramp /Lot 28,000 0 3,500 -
720 Main Avenue Bank / Savings & Loan 84,000 365,000 10,500 1958
14 8" Street S Retail 17,500 73,500 3,500 1896
16 8" Street S Retail & Apartments 17,500 90,500 3,500 1912
18 8" Street S Retail & Apartments 17,500 59,500 3,500 1910
20 8" Street S Other [Day Care / Pre-school] 45,500 125,500 9,100 1935
15-17 7" Street S Office 89,000 174,000 17,800 1927
237" Street S Apartments 16,000 219,000 3,200 1907

19 602 Main Avenue Retail & Apartments 25,000 77,000 3,130 1895
604 Main Avenue Retail & Apartments 16,600 58,400 2,076 1894
606 Main Avenue Retail 27,400 34,600 3,430 1919
608-610 Main Avenue Retail & Apartments 56,000 159,000 7,000 1894
612 Main Avenue Retail & Apartments 28,000 62,000 3,500 1890
614 Main Avenue Retail 28,000 50,000 3,500 1896
616-618 Main Avenue Office & Apartments 56,000 159,000 7,000 1902
620 Main Avenue Retail & Apartments 84,000 569,000 10,500 1902
21 6h Street S &
20 7" Street S Apartments 220,000 1,482,000 43,960 1985
76" Street S Parking Ramp / Lot 19,100 3,100 3,824 -

20 301 7" Street S Office 37,800 121,000 12,600 1956
315 7" Street S Apartments 63,000 436,000 21,000 1967
325 7" Street S Office 50,000 198,000 16,500 1955
405 7" Street S Retail 52,000 141,000 17,250 1959
409 7" Street S Convenience Store 34,000 64,000 11,250 1967
415 7" Street S Apartments 68,000 490,000 22,500 1965
420-422 8" Street S Apartments 63,000 393,000 21,000 1966
406 8" Street S Conversion 29,300 37,000 9,750 1882
402 8" Street S Office 47,000 40,000 15,750 1914
310 8" Street S Apartments 117,000 1,245,000 39,000 1992
300 8" Street S Apartments 43,000 143,800 14,400 1946

21 501 7" Street S Office & Apartments 110,000 818,000 34,100 1963
601 7" Street S Vacant 0 0 - -
617-619 7" Street S Condominium (5) 25,500 255,900 - 1970
702 7" Street S Parking Ramp / Lot 104,000 46,000 51,750 -
719 7" Street S Vacant 10,600 0 3,613 -
716 8" Street S Single Family Residential 56,600 154,000 19,000 1916
714 8" Street S Single Family Residential 44,900 82,700 14,000 1881
708 8" Street S Single Family Residential 33,700 96,200 10,500 1899
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Block Address Land Use Land Value Bldg Value Sq. ft. (Lot) Year Built

706 8" Street S Single Family Residential 33,700 165,100 10,500 1922
620 8" Street S Single Family Residential 30,100 170,300 9,356 1926
614 8" Street S Single Family Residential 28,800 88,400 10,965 1910
612 8" Street S Apartments 12,300 211,100 11,200 1961
516 8" Street S Apartments 19,800 223,000 13,200 1986
510 8" Street S Apartments 36,000 161,000 11,859 1960
502 8" Street S Conversion 14,400 86,300 11,649 1890

22 700 7" Street S Office 254,000 1,822,000 80,818 1962
653 8" Avenue S Park District 35,100 0 174,000 -
800 6" Street S * School District 12,500 0 71,145 -
434 6" Avenue S Condominium 9,100 136,200 - 1985
420 6" Avenue S Condominium (12) 117,200 2,671,200 - 1976
601 4" Street S Fraternal Lodge 29,900 104,100 19,950 1916
423 7" Avenue S Conversion 20,700 36,400 13,725 1894
421 7" Avenue S Single Family Residential 13,400 41,300 6,225 1907
419 7" Avenue S Single Family Residential 12,300 46,800 5,625 1897
417 7" Avenue S Single Family Residential 16,800 95,400 7,875 1925
415 7" Avenue S Single Family Residential 17,800 77,200 8,250 1901
413 7" Avenue S Single Family Residential 17,800 62,300 8,250 1900
407 7" Avenue S Single Family Residential 23,100 101,600 10,725 1914
401 7" Avenue S Single Family Residential 22,900 87,400 10,725 1931

23 100 Main Avenue Park District 14,600 0 0 -
200 4" Street S * City of Fargo 2,700 59,600 154,500 1934
310 4" Street S * Park District 22,600 34800 655,142 1976
430 4" Street S * City of Fargo 1,200 12800 1,216 1933
510 4" Street S Hospital 477,000 4057000 317,986 1926

24 390 6" Ave S Office 87,000 447000 57,960 1980
3526™ Ave S Conversion 9,000 95000 7,500 1907
344 6" Ave S Conversion 13,100 66400 7,500 1926
3406"™ Ave S Apartments 30,000 210000 14,400 1969
3346" Ave S Apartments 30,000 226900 15,600 1969
385 7" Ave S Vacant 45,000 0 30,000 -
379 7" Ave S Conversion 15,500 44,600 15,000 1890
375 7" Ave S Conversion 8,200 32,400 7,500 1890
3737" Ave S Duplex 13,100 42,200 7,500 1900
3637" Ave S Single Family Residential 26,400 130,300 15,480 1939
357 7" Ave S Conversion 15,500 48,500 15,000 1890
351 7" Ave S Single Family Residential 26,300 76,000 15,000 1918
339-341 7" Ave S Duplex 14,000 57,300 7,950 1915

Note: This list may not be all-inclusive. All properties located within the mapped boundary are included in the Renaissance Zone.
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Area Assessment

The Fargo Renaissance Zone includes approximately 200 acres in the city's downtown district.

It can best be described in terms of three general areas: Broadway/Roberts, 1%/NP Avenue,
and Island Park (see map below).

Definition of Downtown Areas
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Current land use

The Broadway/Roberts area is primarily a mixed-use district, with various combinations of
retail, office, residential and public uses. Commercial vacancies are mixed but, we believe
that residential space is currently very underutilized; much of it is either vacant or not in a
rentable condition. The Federal Courthouse is located in this district. The entire area is zoned
Downtown Mixed Use (DMU).” Major streets include Broadway and Roberts Street
(north/south), as well as 4™ Avenue North (east/west).

The NP/1* Avenue area is currently a mix of commercial and industrial space, with very little

residential use. While not all are included in the downtown historic district, there are a number
of substantial older buildings in this important corridor. There are a number of surface parking
lots in this area. This entire area is zoned DMU. Major streets include NP Avenue, 1% Avenue
North and Main Avenue, all major east/west access routes with bridges across the Red River.

The Island Park area is almost entirely residential in use. The heart of this district is Island
Park, one of the community's largest passive (and only non-motorized) open space areas.
This area is zoned for single and multiple dwelling residential use (MR-2, MR-3, SR-4). Major
streets include 4th Street and 7" Street, both north/south roadways. The Hawthorne
Elementary School is also included in this area.

The railroad tracks are a significant physical feature in the Renaissance Zone area. Two busy
rail lines bisect the district and act as a barrier to both pedestrian and vehicular movement. In
addition, the whistle noise is a major concern to area businesses and residents.

(See Table on page 9 for more detailed land use descriptions)

Condition of structures

The Fargo Blight Study, while not inclusive of the entire Renaissance Zone (study area
includes Renaissance Zone blocks 1-19), does offer some insight into the condition of the
buildings in this area. Maps in Appendix C shows the location of Fargo's most heavily
deteriorated areas. Deterioration, in this study, was defined in terms of physical appearance,
rather than structural integrity of properties. Fifty percent of the buildings in this study area
were deemed deteriorated to some extent. There are also problems with the continued good
maintenance of many parking facilities in the area. These physical signs of deterioration have
a major impact on the overall environment of the area.

The Island Park area was not included in the study (blocks 20-24). Some of these properties
are underutilized but are generally in fair condition.

% The DMU zoning district was created to preserve and enhance the city's downtown area. It allows a broad range
of uses, allowing very intensive development with high building coverage, large buildings, and buildings placed
close together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe and attractive
streetscape. (Source: 1998 Fargo Land Development Code, Section 20-0212)
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Natural features

This area is home to some of the city’s most distinctive natural resources. The natural features
that define this part of the city include the Red River, Midtown Dam, Park District property
along the river corridor at Dike East, and Island Park. It is also important to note that portions
of Blocks 17 and 23 are in the 100-year floodplain.

Historic assets

A large part of the Renaissance Zone area is included in the downtown historic district, which
was placed on the National Register of Historic Places in 1982 (see map on page 23).°

The downtown Historic District includes almost 60 acres of the older part of the Central
Business District. “The significance of the downtown district lies in its unusually large
concentration of diverse architectural styles and in the extent to which Fargo’s business district
became the premier service, commercial, and distribution hub for a region extending from
eastern North Dakota to northwestern Minnesota, including a major portion of the Red River
Valley.

“Architecturally, the district represents a complete catalogue of architectural styles, fashionable
in commercial construction between 1878 and 1940. Historically, the district was identified with
large volume service, retail, and jobbing concerns for over 50 years.™

This historic district contains 144 buildings: five on the National Register, six pivotal buildings,
ninety-four contributing, and thirty-nine non-contributing.”> The following table lists the
addresses that are included in the historic district, how they contribute to the district (if at all),
the year built and original owner/use (if available), and the number of the Renaissance Zone
block they are included in.

Table 2: Downtown Historic Properties

Address Year Built Original Owner/Use FBQFOnCZkone
National Register Properties

112-114 Roberts Street 1914-15 A.0.U.W. Hall 5

620-624 Main Avenue 1894, 1904 DelLendrecie’s Store -

701 Main Avenue 1898-1900 N.P. Depot 15

9-11 8" Street S 1884 Andrew McHench -

312-316 Broadway 1926 Fargo Theater 2

% The City also established a number of locally significant historic areas in 1996. The Historic Preservation
Commission, Planning Commission and City Commission, as part of the Downtown Area Plan process, reviewed
this designation. These areas are noted on the map on page 23.

* Fargo's Heritage, Norene Roberts (Fargo Heritage Society, 1983), 50.

® Historic Districts contain a number of different property classifications, depending on the character and state of
the buildings that are included in the district. Pivotal properties are individually eligible for the Register. Non-
contributing properties have generally suffered irreversible changes, including entirely rebuilt facades, altered
proportions, and new windows; others are too recent for National Register inclusion (new than 50 years old) or are
of no significance (i.e., parking shack).
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Address Year Built Original Owner/Use g:aonczkone
Pivotal Properties
505-511 Broadway 1914-15 Ford Assembly Plant 1
122-124 Broadway 1921 Merchants National Bank 6
114-118 Broadway 1929-1931 Black Building 6
109-111 Broadway 1903 Hancock Building 7
18-26 Roberts Street 1908 Gardner Hotel -
320-324 Roberts Street 1929 Ivers Apartments -
648-654 NP Avenue 1903 Robb Lawrence Co. 15
Contributing Properties
516-518 Broadway 1926 Aggie Block -
506 Broadway 1914 H. Idelkope -
418-420 Broadway 1929 -
413-415 Broadway 1910 Viking Hotel/Bison Hotel -
412 Broadway 1907 0.S. Hadeland -
406-410 Broadway 1914 Lowman Block -
400 Broadway 1914, 1919 Powers Hotel -
324 Broadway 1921 Schmidt-Russell 2
311-317 Broadway 1913 Derecci building 3
309 Broadway 1905 Sons of Norway 3
305-307 Broadway 1905 Dixon Block 3
303 Broadway 1905 3
301 Broadway 1911 circa 3
230 Broadway 1908 McFadden and Nichols 2
220 Broadway 1903 2
216-218 Broadway 1899-1900 Johnson’s Block 2
214 Broadway 1894 Loken Hotel 2
212 Broadway 1912 Loretta Block 2
208-212 Broadway 1909 Loretta Block 2
206 Broadway 1905 McKone Block 2
202-204 Broadway 1908, 1940 2
121-123 Broadway 1893-1899 Dakotah Block 7
117-119 Broadway 1907 Bristol & Sweet 7
115 Broadway 1924 Broadway Hotel 7
113 Broadway 1903 Douglass Block 7
Gate City Block (1940)/

69-73 Broadway 1894,1940 O'Neil Block (1894) 11
54-56 Broadway 1900 Kaufman Block 10
52 Broadway 1911 Fargo National Bank 10
403-409 4" Street N 1908-1910 circa Burrell Apartments -
413-417 4" Street N 1921 Stone, Ordean & Wells Co. -
318-320 5" Street N 1920 McCormick Block 3
322-324 5" Street N 1920 Bristol Building 3
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Address

Year Built

Original Owner/Use

RenZone

Block
37 7" Street N 1910 Billmeyer Apartments -
501-503 7" Street N 1928 Fargo Food Products, Co. -
12 (10) Roberts Street 1926 -
12-14 Roberts Street 1905 F.P. Riley Building -
107 Roberts Street 1915 6
109-111 Roberts Street 1917 Porterfield Block 6
113-115 Roberts Street 1916 6
113-121 Roberts Street 1917 circa Hotel Graver 6
303-305 Roberts Street 1910 The Herald Block 2
309-311 Roberts Street 1917 Smith, Follett, and Crowl 2
506-508 Roberts Street 1913 John Morrell and Co. -
619 NP Avenue 1897 Charles Greve 10
621 NP Avenue 1893 10
623-625 NP Avenue 1914 Patrick Flats/Bowers Bros. 10
627-629 NP Avenue 1905 ND Harness Company 10
631 NP Avenue 1906 10
802-804 NP Avenue 1913 Swift and Company -
Union Storage & Transfer
806-812 NP Avenue 1916 Co. -
820-828 NP Avenue 1925 -
606-612 1% Avenue N 1899 Elliott Hotel Annex 10
512 1% Avenue N 1896 Kopelman Building 11
1894,
521 1% Avenue N 1915-1916 1.0.0.F. Hall 7
613-615 1% Avenue N 1910 Stone Block 6
617-619 1* Avenue N 1910 Laing Block 6
621-623 1% Avenue N 1900-1902, 1928 Walker Block 6
Pioneer Life Insurance
625-639 1% Avenue N 1910 Company 6
US Post Office and
655 1% Avenue N 1929-1931 Courthouse 5
1912 Statue of Rollo
1906 Great Northern Depot
536 5" Avenue N 1906 American Railway Express 1

602 Main Avenue

1878-1880 circa

First National Bank

604 Main Avenue

1878-1884 circa

606 Main Avenue

1878-1884 circa

608 Main Avenue 1894 Morris Block -
610 Main Avenue 1878-1884 circa Luther Block -
612 Main Avenue 1890 -
614 Main Avenue 1880, 1890 -
616-618 Main Avenue 1884 circa -
714 Main Avenue 1905-1910 circa Shields Block -

716 Main Avenue

1882

Luger Furniture Store

801 Main Avenue

1925, 1906

B.N. Headquarters, Watkins
Block
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Address

Year Built

Original Owner/Use

RenZone

Block
818-820 Main Avenue 1927 Garage -
822-824 Main Avenue 1920 Frank O. Knerr Creamery -
910-912 Main Avenue 1915 -
914-916 Main Avenue 1900 Fargo Fire Station -
18" Street S 1884 circa Frame store -
3A 8" Street S 1901 circa Frame store -
3B 8" Street S 1900 Frame store -
5A 8" Street S 1884-1888 circa Frame store -
5B 8" Street S 1884-1888 circa Frame store -
7 8" Street S 1889-1892 circa Frame store -
13 8" Street S 1910 F.O. Knerr Block -
15 8" Street S 1910 Floyd Block -
17-19 8" Street S 1902 McHench Block -
21-23 8" Street S 1900 -
14 8" Street S 1896 -
16 8" Street S 1912 Northwestern Block -
18 8" Street S 1908 -
23 7" Street S 1907 Prescott Hotel -
17-21 7" Street S 1927 Auto Showroom -

Non-contributing Properties
508-514 Broadway 1915 -
422-424 Broadway 1895 -
420 (416) Broadway 1960 -
418 (414) Broadway 1970 -
405-409 Broadway 1968 1
319-325 Broadway 1965 3
318-320 Broadway 1955 2
310 % Broadway 1955 2
228 Broadway 1916 2
226 Broadway 1955 2
222-224 Broadway 1949 2
120 Broadway 1895, post 1930 6
110-112 Broadway 1961 City Centre 6
107 Broadway 1902 7
Rentschler and
105 Broadway 1893 Schoeninger 7
102-108 Broadway 1964 Bill Stern Building 6
64-74 Broadway 1893,1941 Syndicate Block/Elliott Hotel 10
58 Broadway 1893 10
C.A. Hallenberg / bank

60-62 Broadway 1893 building 10
315 4" Street N 1920 House (moved to site) -
406 4" Street S 1965 1

-21-




RenZone

Address Year Built Original Owner/Use Block
415 5" Street N 1972 Greyhound Bus Depot 1
116 Roberts Street 1905, 1970 5
223 Roberts Street 1930 Parking attendant hut 2
315-321 Roberts Street 1915 2
609 NP Avenue 1893 C.A. Hallenberg 10
633-635 NP Avenue 1897, post 1950 Model Steam Laundry 10
Fargo Fire Dept
637-643 NP Avenue 1961 Headquarters 10
646 NP Avenue 1895, 1939 circa 15
603 1% Avenue N 1970 Lark Theater 6
Main at Broadway 1982 “The Sodbuster” 15
702 Main Avenue 1958 Fargo National Bank -
720-724 Main Avenue 1959 -
814 Main Avenue 1962 -
816 Main Avenue 1961 -
902-908 Main Avenue 1926 -
918-920 Main Avenue 1947, 1959 -
99" Street S 1952 -
20-24 (28-32) 8" Street S 1935 -

Source: Fargo's Heritage, pp. 99-101
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Demographics

The Renaissance Zone covers more than 200 acres of downtown Fargo. The only reliable
demographic data that is available for the area comes from the 1990 Census of Housing and
Population. The Census data is available for fixed geographies that are defined as census
tracts and block groups. The Renaissance Zone touches at least a portion of three census
tracts and six block groups (see map on page 27). However, the heart of the Renaissance
Zone is contained in Census Tract 7; as such, we believe that the demographics which are
available for this area most closely approximate the characteristics of the Renaissance Zone
as awhole.® The following analysis will refer to Census Tract 7 as the “Renaissance Zone”,
and to all six block groups as the “Renaissance Zone Area”. (See Appendix D for more

detailed demographic data).

Population. In 1990, there were 1,520 people living in the Renaissance Zone; this
represents two percent of the city’s total population (1990 Fargo population = 74,115).

Age. The age composition of the population is different in the Renaissance Zone
than it is in the city as a whole. Thirty-four percent of residents in the Zone are over
the age of 65; that number is only 10 percent in the city as a whole and 21 percent for
the larger Renaissance Zone Area. The location of the Fargo Housing Authority High
Rise helps explain part of this variation. The discrepancy carried through in the
number of residents under the age of 18 that live in the area. Seven percent of Zone
residents, 14 percent of Zone Area residents and 24 percent of city residents are

under age 18.

This statistic is not a complete surprise, as downtown living is not typically attractive to
families with young children. The target downtown residential market is young adults
(college age or recently graduated), married couples without children, and older adults
(over age 65). The number of young adults living in the Renaissance Zone is not as
high as expected; the percentage is almost exactly the same for the Renaissance

Zone, Zone Area, and the City (16 percent).

Age - Renaissance Zone

<5 51018
65+ 3% 4% 19to 24
16%

5510 64 25t0 54
9% 34%

Age - City of Fargo

<5
55 too 64 109 7% 5t0 18
% 17%

1910 24
25 to 54 17%

42%

® The U.S. Census Bureau defines Census Tract 7 as the “central business district” for the City of Fargo.
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Education. Thirty-one percent of all Zone residents over the age of 25 don't have a
high school diploma; this statistic is 18 percent for the Zone Area and 11 percent
citywide. The percentage of residents with a bachelors degree is lower in the Zone
(12 percent) than in the rest of Fargo (22 percent); however, the percentage of people
with graduate/professional degrees is roughly the same (7 and 8 percent,
respectively).

Economic Information

Income. Of the 1,140 households in the Renaissance Zone, only 17 percent had an
annual income that was greater than $25,000 in 1989." That figure is 24 percent for
the Renaissance Zone Area and 47 percent for the City as a whole. While the
household size is smaller in the Zone (80 percent of all Zone households are single
person households, 31 percent citywide), there are other statistics that support this
fact.

Fourteen percent of Renaissance Zone households receive some form of public
assistance income annually (4 percent citywide). Thirty-nine percent of people living
in the Renaissance Zone had an income that was below poverty level in 1989 (14
percent citywide).® The Census also shows that a larger proportion of the extremely
poor live in the Zone: 13 percent of Zone residents have an annual income that is less
than half the poverty level (6 percent citywide), only 43 percent have an annual
income that is more than 1.5 times the poverty level (78 percent citywide).

Income Stats
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Employment. While the unemployment rates are not vastly different between the two
measurement areas (6 percent Zone, 4 percent City), the industries in which people
are employed are slightly different. Fifty-three percent of workers who live in the
Renaissance Zone are employed either in wholesale/retail trade or non-professional
services (36 percent citywide).9 These jobs typically have lower wage scales than
jobs in professional services, finance, or manufacturing.

" All dollar figures reflect 1989 values. The equivalent in 1999 dollars is approximately 1.36 x 1989 value.
Example: $25,000 in 1989 is worth almost $34,000 in 1999.

8 The poverty threshold in 1989 for a family of four was $12,674, as established by the U.S. Department of Health
and Human Services (www.census.gov/hhes/poverty/threshid/thresh89.html, May 1999). Poverty status is
determined by adjusting total family income by family size.

® “Trade and Non-professional Services” includes employment in a wide variety of sectors, including retail, food
service, hotel and entertainment services, business services, personal and auto repair services.

_25-



The number of “shift workers” is also higher in the Zone than in the city as a whole.
Seventeen percent of Zone workers leave for work between 4:00 p.m. and 5:00 a.m.
(12 percent citywide); fifty-three percent leave for work between 8:00 a.m. and 4:00
p.m. (33 percent citywide).

Downtown residents tend to enjoy a shorter commute than other Fargo residents do.
Thirty-nine percent of Zone workers travel less than 9 minutes to work (25 percent
citywide). They also walk/bike to work in larger numbers than other city residents — 35
percent, as opposed to 7 percent citywide.

Housing. There are 1,260 housing units in the Renaissance Zone (3,179 in the
Zone Area). According to the 1990 Census, 97 percent of the housing units in the
Zone were renter-occupied with an 8 percent overall vacancy rate. Citywide, 52
percent of all housing units were renter-occupied with a 5 percent vacancy rate.

Ten percent of all the housing units in the Renaissance Zone were classified as being
“one room” units while another 32 percent were two-room units; only 3 percent of
housing units citywide are one-room and 7 percent are two-room. As expected, the
gross rents in the Zone are lower than they are citywide; 31 percent of units rent for
less than $150 per month in the Zone whereas only 6 percent of units citywide rent at
this level. The median gross rent in the City of Fargo was $355 in 1990.
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Census Tract/Block Group Boundaries
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Conditions to be addressed in the Zone

The blocks included in the Fargo Renaissance Zone have not enjoyed the same level of
reinvestment and redevelopment that other areas of the city have in recent years. This part of
the community is sometimes viewed by potential investors and by residents as being of
marginal value when, in reality, the Renaissance Zone represents the heart of the city. The
potential to revitalize the properties of the Zone is high; but in order to bring renewal to this
area, the public and private sectors need to work together and should start by addressing the
following conditions.

Vacancy rates. The stability and continued occupancy of key storefronts and
buildings in this district is important to its overall sense of cohesion and vitality.
Vacancies can likely be attributed in part to the condition of the property and the
district as a whole, and in part to the lack of investor confidence in the future of the
downtown. The Renaissance Zone has the ability to address both of these concerns.

Underutilized Land. The utilization of Zone buildings and properties has not always
adapted to the changing function and role of the downtown. There are selected
properties and parcels of land in the Renaissance Zone that may be considered
underutilized in today’s market. By encouraging property owners to put these parcels
to their “highest and best use”, the health of the Renaissance Zone and downtown
Fargo will be improved; at the same time, the pressures that currently encourage
urban sprawl development patterns will be diminished. The Renaissance Zone can
provide incentives to focus investment on appropriate infill development.

Residential Population. One of the key components of a successful Renaissance
Zone implementation is an increase in the permanent residential population of the
area. There is currently a high concentration of low-income residents in the downtown
area; there is a relative shortage of upscale, market rate rental units; and there are
very few residential ownership options (condominiums) in the Zone.

By increasing the population of the Renaissance Zone, you create a “neighborhood”,
thereby creating a new demand for residential services while also creating a group
that will demonstrate pride and “ownership” in the area and will add to the overall level
of public safety in the neighborhood. The tools and application of the Renaissance
Zone can help create more attractive housing opportunities, facilitate the overall
cleanup of the area, and help encourage the necessary creation of businesses that
support residential needs. In addition, this type of “community” development also
helps support the education, health and public services that residents need.

Blight and Deterioration. The Renaissance Zone is located in the oldest part of the
city, which could explain some of the physical deterioration that currently exists.
However, the Zone also contains some of the community’s most distinctive and
important buildings. The age of the building stock does not, in and of itself, constitute
a reason for blight and deterioration to continue in the Zone. The implementation of
the Renaissance Zone Development Plan will provide a coordinated response to
development concerns and issues in the Renaissance Zone area, giving both
investors and customers a reason to “come back downtown” and to believe that
renewal, reinvestment and redevelopment is, in fact, possible and profitable.
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