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Executive Summary 
 
Overview 
 
First Avenue North is a major east-west roadway, traveled by 20,000 vehicles daily.  The 
corridor is bounded on the south by Burlington Northern Santa Fe Railroad tracks, and to 
the north is a residential neighborhood.  The City of Moorhead has grown up around the 
corridor, which is now a mix of commercial, industrial, and residential uses. Land 
use/business changes and deferred building and property maintenance over many years 
have lead to an underutilization of the corridor and a level of property value less than in 
other business corridors in the City.  Given the corridor’s visibility, proximity to 
downtown, and heavy traffic utilization, the area has tremendous potential; however, an 
incompatible mix of uses, aging and unkempt structures, and a number of transportation 
concerns pose challenges to achieving this potential.   
 
Impactful change is possible through the efforts of public and private partners following a 
thoughtful renewal and investment plan.  SRF Consulting Group, Inc. and City of 
Moorhead staff present the First Avenue North Corridor Study to assist in these efforts.  
The study includes a preliminary design plan for 1st Avenue N roadway reconstruction 
and rehabilitation, including roadway, traffic control, access management, streetscape 
improvements, and pedestrian/bicycle facilities.   
 
Public Realm 
 
The City of Moorhead has the greatest role in improvement to the public infrastructure 
within its public right-of-way.  A number of interim and long range traffic improvements, 
associated costs, and financing options have been detailed in Tables 6 and 7.  The goals 
of the transportation improvements include: 

• Improve pavement conditions  
• Improve traffic safety and operations  
• Improve bicycle and pedestrian facilities  
• Improve transit facilities  
• Add aesthetic improvements (decorative medians/landscaping/lighting/fencing)  

 
To effectively develop and implement strategies for corridor renewal and infrastructure 
investment, the support of the public and private sectors, including their financial 
commitment, is essential. Based on preliminary design, the cost estimate of the interim 
infrastructure project with all enhancements is $4.7 million. The estimate includes the 
$1.6 million base street project and a “menu” of aesthetic enhancements which cost up to 
$3.1 million depending upon options selected.    
 
Improvements to the 1st Avenue N infrastructure are regional in nature, and therefore, 
some or all of the costs associated with the improvements should be carried on a city-
wide basis.  Infrastructure investments are generally a combination of various sources of 
public financing (Federal aid, State aid, G.O. bonds, etc.) and special assessments to 
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private property.  Appropriate financing options for 1st Avenue N infrastructure 
improvements (streets/enhancements), include either of the following:  

• General Obligation (G.O.) bond and special assessments as presented in 
Table 7. This scenario assumes that the base street project would be 
special assessed according to City policy and that 20% of the cost of the 
enhancements would be assessed. The City would fund the balance of the 
project through a property tax levy.  

• G.O. Street Reconstruction Bonds would be a potential financing scenario 
that would allow the improvements to be constructed with less than 20% 
of the cost being assessed.  Although G.O. Street Reconstruction Bonds 
cannot be used for the City’s routine street rehabilitation/reconstruction 
program, the City’s five-year Transportation Capital Improvement Plan 
recognizes and has reserved the opportunity to use this type of funding on 
certain corridors (e.g. in the downtown area with a high density of 
arterials/collectors and relatively small special assessment districts). Using 
a G.O. Street Reconstruction Bond, up to the entire cost of the project 
could be funded through a property tax levy.  

 
Private Realm 
 
Changes to private properties along the corridor will require partnership with the private 
sector and a combination of policy initiatives, resources, and time to realize measurable 
revitalization.  The present function of many properties in the corridor, in many cases, 
does not conform to today’s zoning standards.  Many properties categorized as “legal, 
nonconforming uses,” were in compliance with zoning and land use regulations at their 
inception, but the land use and/or characteristics, e.g., parking, paving, industrial 
intensity, does not fit present day standards.  In many cases, these nonconformities are 
“grandfathered,” and cannot be required to conform to present code standards unless the 
use of the property changes or expands.   
 
In conjunction with this infrastructure design plan, the study identifies rehabilitation and 
redevelopment needs for properties abutting 1st Avenue N.  The plan proposes strategies 
to accomplish the following goals: 

• Improve property maintenance and zoning compliance  
• Eliminate nuisance conditions (tall weeds, dust, mud, outdoor storage)  
• Remove or renovate structures and facilities in poor condition  
• Remediate negative environmental impacts  
• Create improved transition between corridor and  residential neighborhood to 

north  
• Improve image for the traveling public  
• Improve traffic control, access management, and reduce truck traffic  
• Improve property value and utility  

 
Many of the land uses along the 1st Avenue N corridor are niche businesses that offer 
unique goods and services to the metro area.  However, each is relatively isolated from 
other businesses, limiting consumer traffic volume that would support a prosperous retail 
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district.  An important goal of revitalization will be to preserve positive and unique 
aspects of the corridor character.   
 
Five primary strategies identified for revitalization of the private realm include:   
 
Creating a Custom-Tailored Zoning District:  MU-3, Mixed Use.  The MU-3 District 
will be similar to the MU-2 District, but will focus on supporting commercial services 
and retail that serves the walking public from the adjacent neighborhood and capitalizes 
on the high level of daily traffic in the corridor.  A gateway overly standard will stress 
construction and site layout that promotes a positive image of the corridor, encouraging 
plazas, appropriate setbacks, landscaping, and connectivity, and dealing with outdoor 
storage, vehicle parking, refuse/recycling, signs, and building designs. 
 
Addressing Code Compliance:  Property owners will require advance notice and a 
transition period to address long neglected property conditions.  The legal, 
nonconforming land uses in the corridor present challenges, making a cooperative 
approach rather than a pure enforcement strategy necessary.  In some cases, compliance 
will be costly, and methods to ease that cost burden should be explored.   
 
Continuing Environmental Testing:  The City has conducted several environmental 
investigations and has documented some degree of environmental contamination.  The 
likely causes of contamination include the prior industrial use of the study area and the 
proximity of the railroad tracks.  This work should continue.  Providing thorough and 
consistent environmental analysis provides important background information to 
prospective developers and lenders that may otherwise be hesitant to consider corridor 
sites.  
 
Initiating Strategic Property Assembly:  In anticipation of a comprehensive 
redevelopment plan for the study area, the City has acquired some underutilized and 
blighted parcels of property along the corridor as they have been marketed for sale.  
Before considering additional property assembly or clearance, efforts should be made to 
renovate and enhance current facilities.  Additional land assembly should be strategic, 
concentrating on properties that have the greatest potential to accommodate significant 
redevelopment projects.   
 
Establishing Tax Increment Finance District:  Tax Increment Financing captures taxes 
generated by significant new improvements/redevelopment activity within a specific 
area.  The difference in tax revenue from the unimproved property and the improved 
property may be invested in site restoration and infrastructure improvements.  TIF is a 
likely tool to clear structurally substandard facilities in the area and to ready the area for 
new private investment.   
 
Cost estimates are not part of the private property improvement analysis; several 
strategies involve directing existing staff and planning resources toward these priorities.  
Environmental testing conducted to date has been funded through U.S. Environmental 
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Protection Agency grants, and the City will continue to pursue similar resources.  Most 
hard costs will not be quantifiable until redevelopment projects are identified.   
 
 
Conclusion 
 
Revitalization is underway in Moorhead’s downtown, and it can be continued along the 
1st Avenue N corridor.  Roadway and streetscape improvements will foster a positive tone 
for the corridor, conveying the message of possibility.  The possibilities will be realized 
through partnership between the City of Moorhead and existing and prospective 
businesses along the corridor. 
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I. Introduction 
  
The First Avenue North corridor is a major gateway to the City of Moorhead, serving 
businesses and neighborhoods and connecting the communities of Moorhead and Fargo. 
This corridor is one of the most significant east-west roadways in the City of Moorhead 
with 23,400 average daily trips (ADTs) per day.  Average daily trips are comparable to 
8th Street in Moorhead (30,800), and 13th Avenue S in Fargo (21,800 ADT at 45th Street S 
and 29,500 ADT at 25th Street S).  The roadway is 20 blocks (1.6 miles) in length, and 
provides frontage to over 100 parcels. The four-lane street covers nearly 11 acres of land.   
 
The corridor is a mix of commercial, industrial, and residential uses.  Over time, land use 
changes and deferred property maintenance have lead to several vacant or underutilized 
properties along the corridor.  Given the corridor’s proximity to downtown and its heavy 
traffic utilization, the area has tremendous potential.  The mix of uses, aging structures, 
and a number of transportation concerns, however, pose challenges to achieving the 
maximum development potential of this area of the city. In this regard, the City of 
Moorhead considers the revitalizations of 1st Avenue N corridor a work in progress.   
 
A conceptual design plan, prepared by SRF Consulting Group, Inc. proposes short and 
long term transportation improvements including the reconstruction and rehabilitation of 
1st Avenue N and construction of sidewalks and bikepaths. Specific roadway 
improvements will improve the existing pavement condition, curbs, and gutters. In 
addition, the preliminary design for 1st Avenue N includes access management and traffic 
control improvements.   
 
Planning for improved roadway conditions within the public realm (right-of-way) raises 
questions about future redevelopment, zoning compliance, building condition, property 
condition, and property value within the private realm.  Improvements to the public realm 
often affect adjacent properties, especially when the public right-of-way is being used for 
the private display of merchandise or for “on-site” parking.  In some cases, investing in 
and improving public facilities encourages private investment in adjacent property.  Local 
examples of this can be seen throughout downtown Moorhead and Fargo.  The 
opportunity for improvement along 1st Avenue N has prompted the City of Moorhead to 
take a closer look at both the public realm and private realm that constitutes the 1st 
Avenue N corridor.      
 
A. Background 
 
The presence of the railroad tracks along the south side of 1st Avenue N has significantly 
impacted development in this portion of the community.  As with many downtowns, 
traditional downtown retail and office land uses were intermingled with or quickly 
transitioned into industrial uses, such as the former grain elevator, an aggregate company, 
warehouses, and manufacturing.  As Moorhead grew outward, these industrial facilities 
became part of the city’s core. Over the years, many of the industries along the corridor 
became obsolete.  In some cases, the buildings themselves were outmoded and no longer 
met the needs of more up-to-date business practices.  In other cases, it was no longer 



 

First Avenue North 2  

convenient to operate large scale industrial or agricultural businesses in the core of a 
growing metropolitan area.  The former grain elevator, for example, required farm trucks 
to traverse an urban area with high traffic volumes. The City of Moorhead has 
systematically undertaken efforts to acquire, remediate, and remove blighted/dilapidated 
buildings along 1st Avenue N. 
 
At the west end of the corridor, the American Crystal Sugar Corporate Offices, the 
redevelopment of the Fairmont Creamery into Eventide Assisted Living Apartments, 
Davy Park and Riverfront Park, make this area a beautiful gateway to Moorhead.  Recent 
improvements made to the site of a vacant furniture store now operated by Churches 
United as an emergency homeless shelter has improved the corridor in the vicinity of the 
1st Avenue N/US Highway 10 intersection at the east end, and in October 2008, Clay 
County Housing and Redevelopment Authority received financing approval on a 24-unit 
residential building west of Churches United and will begin construction in 2009.  Much 
work remains to be done along the corridor between the east and west ends.    
 
B. Study Area 
 
This analysis focuses on the 1st Avenue N corridor from the Red River near American 
Crystal Sugar Headquarters and the Hjemkomst Center east to the intersection of 1st 
Avenue N at US Highway 10 and 21st Street.  This analysis consists of two parts: 1) 
concepts to make various improvements to the public right-of-way and 2) the status of 
private property and opportunities for revitalizations for properties along 1st Avenue N.  
The study area is shown in Figure 1, along with current land use data.     
 
C. City’s Strategy for the 1st Avenue N Corridor 
 
The City of Moorhead is contemplating a two pronged strategy to improve the corridor.  
First, an implementation plan for improving the public right-of-way, including traffic 
control, access management, streetscape elements, transit services, and pedestrian/bicycle 
facilities. The second aspect of the city’s strategy includes collaboration with private 
property owners to achieve maximum utility and value of the businesses and other 
properties by addressing the following: 
 

1) Improved property maintenance and zoning compliance 
2) Elimination of nuisance conditions, such as tall weeds, dust, mud, and outdoor 

storage, 
3) Removal or renovation of structures and facilities in poor condition, 
4) Appropriate remediation of negative environmental impacts, 
5) A compatible land use transition to the residential properties to the north,  
6) A positive image of Moorhead for the traveling public, 
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7) Reduce truck traffic generated by sites along the corridor by phasing out 
industrial land uses, 

8) Improved traffic control and access management, and   
9) Improvement in overall property values.      

 
 

    
The Hjemkomst Center and American Crystal Sugar at the west end of 1st Avenue N 
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II. Properties Adjoining 1st avenue N  
 
A. Existing Conditions 
 
Land Uses  
 
Generally, land uses along the corridor are residential and commercial from the western 
edge of the study area to about 15th Street North. Lots on the south side of the corridor are 
shallow, and current development as well as future redevelopment is impacted by the 
BNSF railroad tracks and associated right-of-way.  Construction-related businesses, 
manufacturing and wholesale trade dominate the eastern portion of the study area (see 
Figure 1 for parcel by parcel land uses).   
 
Although the zoning map shown in Figure 2 for the study area shows a transition from 
single family residential to multifamily residential to commercial districts, the land use 
map reveals that, in practice, a smooth transition does not exist. The following factors 
contribute to a piecemeal land use pattern:  
 
 There are several nonconforming uses, such as residences within the Community 

Commercial District and several businesses in the Residential Medium Density 
District. 

 
 Vacant lots and buildings further disrupt the continuity of the commercial corridor.  

Some of these parcels were purchased by the city in recent years in anticipation of a 
cohesive redevelopment plan for the area.  The most significant and visible was the 
city’s acquisition and removal of two grain elevators on the south side of 1st Avenue 
N in 2002. 

 



3R
D

ST

34
th

27TH  STREET  SO
UTH

RIDGEWOOD BOULEVARD

SO
U

TH

6T
H

 S
TR

EE
T 

  S
O

U
TH

7T
H

 S
TR

EE
T 

  S
O

U
TH

8T
H

 S
TR

EE
T 

  S
O

U
TH

5T
H

 S
TR

EE
T

4T
H

 S
TR

EE
T 

  S
O

U
TH

18TH AVENUE SOUTH

22ND AVENUE SOUTH

9T
H

 S
TR

EE
T 

  S
O

U
TH

ST
RE

ET
23

RD

10
TH

 S
TR

EE
T 

SO
U

TH

19TH AVE S

11
TH

12
TH

13
TH

18
TH

19
TH 20

TH

17
TH

16
TH

15
TH

SOUTHAVENUE18TH

SO
U

TH

SO
U

TH

ST
RE

ET

ST
RE

ET

20TH            AVENUE           SOUTH

ST
RE

ETST
RE

ET
16

TH
 ST

SO
U

TH

22ND AVE

21ST AVE

14
TH

17TH AVE S

SO
U

TH

20TH         AVENUE         SOUTH

25
TH

ST
RE

ET

26TH STREET SO
UTH

20TH
  A

VEN
UE

33
RD

 S
T 

SO

SO
UTH

ST

CIRCLE

29TH

ST
 S

31
ST ST
RE

ET

32
N

D

U.S.    HW
Y.   #

 75

16
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

18
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

17
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

15
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

14
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

13
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

12
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

11
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

ST
RE

ET

4TH

3RD         AVENUE                SOUTH

5TH          AVENUE                SOUTH

4TH         AVENUE                SOUTH

6TH          AVENUE                SOUTH

2ND         AVENUE                SOUTH

MAIN                AVENUE

CENTER            AVENUE

7TH    AVENUE    SOUTH

8TH AVENUE SOUTH

DRIVE

RIVER

SO
U

TH

16TH           AVENUE           SOUTH

14TH           AVENUE

13TH   AVE

5T
H

   
 S

T

4T
H

   
 S

T

3R
D

   
 S

T

2N
D

   
 S

T

1S
T 

   
ST

11TH   AVE

10TH   AVE   S

9TH AVENUE SOUTH

8TH AVENUE SOUTH

7TH AVENUE SOUTH

6TH AVENUE SOUTH

12TH   AVE   S

ST
RE

ET

EL
M

RI
VE

R
D

RI
V

E

SO
U

TH
ST

EL
M

SO
U

TH

SO
U

TH

SO
U

TH

SO
U

TH

SO
U

TH

9T
H

  S
TR

EE
T 

 S
O

U
TH

1ST1ST

3RD

2ND

5TH AVE S

ST
RE

ET

4TH AVE S

EL
M

N

1ST AVENUE NORTH

9T
H

   
   

   
  S

TR
EE

T 
   

 S

8T
H

   
  S

TR
EE

T 
   

 S
O

U
TH

7T
H

   
  S

TR
EE

T 
   

 S
O

U
TH

6T
H

   
  S

TR
EE

T 
   

 S
O

U
TH

5T
H

   
  S

TR
EE

T 
   

 S
O

U
TH

ST
RE

ET
   

  S
O

U
TH

4T
H

3R
D

ST
RE

ET

19
TH

 S
T 

SO
U

TH

18
 1

/2
th

CLEA
RV

IEW

RENSVO
LD   BLVD.

C
IRC

LE

O
A

K

BIRCH

12TH   AVENUE   SOUTH

SO
U

TH

ST
RE

ET
19

 1
/2 ST
RE

ET

SO
U

TH
ST

RE
ET

SO
U

TH
ST

RE
ET

SO
U

TH
ST

RE
ET

SO
U

TH
ST

RE
ET

SO
U

TH
ST

RE
ET

SOUTHAVENUE16TH

SOUTHAVENUE14TH

SOUTHAVENUE12TH

SO
U

TH

PARK DR

19
TH

 S
TR

EE
T 

SO
U

TH

18
 1

/2
 S

TR
EE

T 
SO

U
TH

18
TH

 S
TR

EE
T 

SO
U

TH

AVENUE

11TH

SOUTH

AVENUE10TH

SOUTH

AVENUE9TH

10
TH

  S
TR

EE
T 

 S
O

U
TH

ST
RE

ET
SO

U
TH

ST
RE

ET
SO

U
TH

ST
RE

ET
SO

U
TH

ST
RE

ET
SO

U
TH

15TH AVE

M
AIN AVENUE SO

UTHEAST

34
TH

 S
T 

C
IR

32
N

D
 S

T 
C

IR

SO
U

THSO
U

TH 16TH   AVENUE   SOUTH

17TH
    

AVE
16TH

15TH
   A

VE
14TH SO

U
TH

AVEN
UE

RIDG
EW

O
O

D 

BO
ULEVARD

12TH AVENUE SOUTHAVEN
UE

SOUTH

WILLO
W   W

AY

CEDAR       LANE

BIRCH       LANE

OAK   W
AY

LANE M
APLE        LANE

APPLETREE        LANE

BEECH LANE

RE
N

SV
O

LD
   

BL
V

D.

SO
UT

H
ST

RE
ET

22
N

D
 S

TR
EE

T

MAIN   AVENUE   SE

18
TH

 S
T 

S

C
O

U
RT

D
U

D
RE

Y

AVENUE NORTH

AVENUE NORTH

N
O

RT
H

ST
RE

ET
21

ST

AVENUE NORTH

AVENUEAVENUE NORTHNORTH

13
TH

   
 S

TR
EE

T 
   

   
   

S

14
TH

   
 S

TR
EE

T 
   

   
   

S

15
TH

   
 S

TR
EE

T 
   

   
   

S

16
TH

   
 S

TR
EE

T 
   

   
S

17
TH

   
 S

TR
EE

T 
   

   
S

12
TH

   
 S

TR
EE

T 
   

   
   

S

11
TH

   
 S

TR
EE

T 
   

   
   

S

10
TH

   
 S

TR
EE

T 
   

   
   

S

21
ST

ST
RE

ET
SO

U
TH

34
TH

 S
T 

N
O

RT
H

DRIVE

C
O

U
RT

C
LE

A
RV

IE
W

COURT
SOUTH

AVENUE

4th

W
AY

SPRUCE

WALNUT

4TH   AVENUE   SOUTH

EAGLE

2ND AVE S

24
TH

 S
TR

EE
T

26
TH

ST
RE

ET
N

28
TH

ST
RE

ET

4TH AVENUE NORTH

3RD AVENUE

24
TH

NORTH

2ND AVENUE NORTH

30
TH

 S
TR

EE
T 

N
O

RT
H

7TH AVE NORTH

10
TH

ST
RE

ET

9TH AVE NORTH

13TH AVE NORTH

11TH AVE NORTH

10TH AVE NORTH

ST
RE

ET
9T

H

AV
EN

UE

15TH

9T
H

ST
RE

ET

8T
H

ST
RE

ET

NORTH

10
 1

/2
 S

T 
N

28
TH

   
   

   
 S

TR
EE

T 
   

   
   

N
O

RT
H

10
TH

ST
RE

ET

7TH NORTH

6TH NORTH

5TH NORTH

12
TH

ST
RE

ET
N

O
RT

H

13
TH

ST
RE

ET
N

O
RT

H

AVENUE NORTH

AVENUE NORTH

AVENUE NORTH

AVENUE

10
 1

/2
TH

 S
T

13TH

12TH

11TH

10TH

13TH AVE N13TH AVENUE NORTH

20
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

19
TH

   
  S

TR
EE

T 
   

 N
O

RT
H

11TH AVE N 20
TH

 S
T 

N
O

RT
H

19
TH

 S
T 

N
O

RT
H

15
TH

 S
TR

EE
T 

N
O

RT
H

15
 1

/2
TH

 S
TR

 N
O

RT
H

16
TH

 S
TR

EE
T 

N
O

RT
H

18
 1

/2
 S

T 
N

O

8TH NORTH

AVE

AVE

AVE

AVE

NORTH

NORTHAVENUE10TH

N
O

RT
H

N
O

RT
H

6TH AVENUE NORTH

15TH          AVENUE          NORTH

30
TH

 S
T 

S

11 AVE S

18
 S

T 
N

O

34TH ST SO
UTH

11TH AVE 

32ND ST CIR

32
N

D 
ST

 S
O

9 AVE S

22 AVE SO

29
 S

T 
SO

8 AVE NO

7 AVE NO

6 AVE NO

29
 S

T 
N

33rd ST SO

24TH
 AVE  S

O

CURRENT ZONING DISTRICTS
1st Avenue North
City of Moorhead, Minnesota

H
:\P

ro
je

ct
s\

63
03

\C
or

rid
or

 P
la

nn
in

g 
St

ud
y\

Fi
na

l F
in

al
 R

ep
or

t\
Fi

gu
re

2_
Zo

nD
is

t.p
df

Job #6303
10/31/2008

Figure 2

legeNd:
rld2: resideNtiAl  
low deNsity 2

rMd2: resideNtiAl  
MediuM deNsity 2

CC: CoMMuNity CoMMerCiAl

Mu1: dowNtowN Mixed use

p: publiC/opeN spACe

iNs: iNstitutioNAl

pud overlAy

0 300 600 ft

rC: regioNAl CoMMerCiAl



 

First Avenue North 7  

 
Looking southeast at the vacant property between 15th and 16th Avenues 

 
The current piecemeal pattern of land use makes shopping along the corridor less 
convenient, as it is nearly impossible for a customer to visit more than one business per 
stop. Many land uses along the corridor are niche businesses and offer unique goods and 
services not prevalent throughout the metro area.  Each business is relatively isolated 
from other businesses which serves to limit consumer traffic that is necessary to support a 
vital and prosperous retail district. 
 
Occupancy and ownership  
 
Figure 3 differentiates between privately and publicly owned properties along 1st Avenue 
N.  Most of the publicly owned property is owned by the City of Moorhead. The large 
tracts of publicly owned property on the west end of the corridor consist of city parks 
(Vikingship, Davy, and Memorial), the Hjemkomst Center, and public parking areas. The 
Morohead fire station is located in the northwest corner of the 1st Avenue N and 12th St N 
intersection. Other city-owned parcels along 1st Avenue N consist of properties the city 
acquired in order to remove buildings that were not code-compliant in preparation for 
future redevelopment opportunities. 
 
Property Values 
 
SRF analyzed the City of Moorhead Geographic Information System and Assessor’s 
property value information along the 1st Avenue N corridor compared with other similar 
corridors in the downtown area. Several general observations about property values along 
the corridor are as follows: 
 

• Values (land, buildings, total property value) gradually decline from west to east.  
This observation is also true along Center Avenue and Main Avenue.    

 
As shown in Figure 4, sites near the west end of the 1st Avenue N corridor have 
higher per square foot property values (land and building) than those farther east.  
This is largely due to more recent development or redevelopment efforts that have 
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taken place in the vicinity of downtown.  Furthermore, it is clear that sites along 
the north side of the corridor have, to a large degree, higher per square foot values 
than those along the south side of the 1st Avenue N corridor; the BNSF railroad 
tracks have limited site utility and, until recently, the train whistles discouraged 
redevelopment of these properties. In 2007 a “whistle-free zone” was 
implemented downtown and in the adjacent area.  Industrial land uses and 
automotive-related uses were, and still are typical on the sites between 1st Avenue 
N and the railroad tracks.   
 

• Property values gradually increase moving north and south from 1st Avenue N. 
 

As seen in Figure 4, north of 1st Avenue N, the property value per square foot 
increases from that along 1st Avenue N.  To the south, the per square foot property 
values on properties fronting Main Avenue are noticeably greater when compared 
with 1st Avenue N.     
 

Figure 5 shows building value as a ratio of land value.  Sites that are currently developed, 
in good condition, and fully utilized to their potential, typically have building values that 
are at least twice as much as the land value, and in some cases up to five times the land 
value. Examples include the Fairmont Eventide assisted living facility, Stenerson 
Lumber, and the Churches United facility.  A redevelopment goal for this corridor could 
be aimed at increasing the value of the buildings on 1st Avenue N properties into the 
range of four to five times greater than the land value. 
 
Zoning  
 
The majority of the Study Area is zoned CC: Community Commercial. Exceptions are all 
the properties on the south side of 1st Avenue N west of 8th St, which are in the 
Downtown Mixed Use District (see Figure 2, Current Zoning Districts). Additionally, 
several properties that front on 2nd Avenue N are in the Residential Medium Density 2 
District, one property is in the Institutional District, and two properties are in the 
Residential Low Density 2 District, as shown in Figure 2.   
 
The following descriptions are from the Moorhead Zoning Code: 
 

Community Commercial District 
The purpose of the CC community commercial district is to provide for the establishment of a 
greater concentration of commercial services offering a variety of goods and services. CC uses are 
intended primarily for businesses with a primary market focus on the entire city of Moorhead and 
adjacent communities. Uses within the CC district tend to be located adjacent to other like uses, 
whereby a critical mass causes greater overall traffic volumes. 

 
Downtown Mixed Use 
The purpose of the MU-1 downtown mixed use district is to promote a variety of uses aimed at 
building and maintaining a pedestrian friendly, sustainable downtown environment. Uses that  
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First Avenue North 12  

provide a diversity of jobs, residential opportunities, entertainment venues, civic functions, 
commercial services and shopping are encouraged in the downtown mixed use district. The district 
will encourage a scale of development, mixture of uses and other such urban design attributes that 
promote the safe and efficient pedestrian and vehicular movements throughout the district. 

 
Residential Medium Density 2 
The RMD-2 district is intended to provide opportunities for attached townhomes, condominium 
and small apartments. 
 
Residential Low Density 2 
The RLD-2 district is intended to provide for a predominantly single-family detached housing 
pattern with a limited mixture of single-family attached units. 
 
Institutional 
The INS institutional district is intended to accommodate facilities capable of providing services 
to large groups in a campus like setting as the district should encourage institutions to plan long 
range for geographical expansion, providing surrounding property owners with information as to 
those plans.   

 
Nonconforming Land Use 
 
From north to south, the land use transitions from primarily single family residential to 
the concentration of commercial activity along 1st Avenue N, Center Avenue, and Main 
Avenue. From west to east, the land use transition is exemplified by the recent 
development at 4th Street North and Main Avenue, to the industrial types of uses in the 
easterly portion of the study area and the primarily retail and commercial atmosphere of 
Highway 10. 
 
Much of the 1st Avenue North corridor was zoned for light industry prior to 2002 when it 
was rezoned for commercial use.  Although current commercial zoning would not allow 
new warehousing, wholesale, distribution and light manufacturing businesses in the 
corridor, many in existence prior to 2002 remain.  Most uses included in Table 1 that 
would not be permitted under current zoning (e.g., sale of bulk oil, industries and 
construction-related uses) are legal non-conforming, also known as “grandfathered uses,” 
meaning they were in existence and in conformance with zoning regulations prior to the 
creation or revision of the present zoning district.  The exact status of some of the 
properties cannot be determined, however, without a detailed search of historic records. 
 
Minnesota State Statute ensures that a municipality cannot eliminate or terminate a use 
that was lawful at the time of its inception.   It does allow a municipality, by ordinance, 
to permit an expansion or impose upon nonconformities reasonable regulations to 
prevent and abate nuisances and to protect the public health, welfare, or safety.   
 
Moorhead City Code Section 10-18-4 stipulates generally that legal non-conforming 
uses may not expand.  Special accommodation added to Sections 10-18-1 and 2 at the 
time the 1st Avenue North corridor was rezoned to commercial allows warehousing, 
wholesale, distribution and light manufacturing uses in the commercial district to 
continue and expand as conditional uses with Council approval.  The Code also provides 
that a non-conforming use may be changed to another non-conforming use, if Council 
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deems it is at least as appropriate within the current zoning (Section 10-18-4-D-10).  To 
facilitate the transition of land use, Council must be judicious in deciding whether similar 
prohibited uses should be allowed to occupy the site.  City Code Section 10-18-4-D-11 
states that once a non-conforming use ceases to exist for more than a year, it may not be 
resumed and any future use must conform to the current zoning.   
  
The City Code specifically permits certain uses in its zoning districts and allows other 
uses if they meet conditions or provisions. “Provisional Uses” are those allowed if certain 
provisions stated in the code are met to mitigate potential minor negative impacts. 
“Conditional Uses” are those allowed only through city council approval.  The council 
may require conditions in addition to those stated in the code to address specific concerns 
regarding the use or the location. Table 1 identifies permitted uses, provisional uses, and 
conditional uses in the 1st Avenue N corridor. 
 
The Board of Adjustment is authorized to grant variances in cases where strict 
application of zoning regulations would cause undue hardship; however, variances 
cannot be granted for land use.  Reuse of existing buildings must be monitored to 
ensure compliance with the existing zoning districts, and property owners need to be 
informed about permitted, conditional, and provisional uses, so they avoid leasing for 
prohibited uses. 
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Table 1: Land Use Conformance Matrix for properties fronting on 1st Avenue N 
Block Zoning Parcels 

Fronting on 1st 
Avenue N 

Permitted 
Uses 
(# of Parcels) 

Provisional Uses 
(# of Parcels) 

Conditional 
Uses 
(# of Parcels) 

Nonconforming 
Uses 
(# of Parcels) 

Code Conformance 
Issues  

North of 1st Avenue 
 
Park to 8th Street N P 1 2 (Ushers & 

Park) 0 0 0  
None 

 
8th Street to 9th Street RMD2 1 0  1 (Fairmont) 0 0  

None 
 
9th Street to 10th Street 

CC 
1 1 (Thai Orchid) 0 0 0 

East parking lot on Thai 
Orchid property is not 
used.   

 
10th Street to 11th Street CC 6 2 (Auto service 

& gas station) 
1 auto rental at gas 
station) 0 1 (single family 

dwelling)  

This block includes two 
vacant lots and one vacant 
building. 

 
11th Street to 12th Street CC 2 1 (city offices & 

fire station 
1 (Moorhead Auto 
Center) 0 0  

 
12th Street to 13th Street CC 3 2 (Shoe and 

Tarp Repair)  0 1 (single family 
dwelling) 

Vehicles parked on gravel, 
weeds. One vacant lot. 

 
13th Street to 14th Street 

CC 4 

4 (Bottle Barn, 
Creative Wood 
Designs, Lindsay 
Ecowater, 
Country 
Cannery) 

0 0 1 (apartments)  

 
14th Street to 15th Street 

CC 

4 
2 (Jigsaw 
Upholstery, 
Valley Window) 

0 2 (two storage 
buildings) 0 

Upholstery shop and 
Valley Window considered 
similar to cabinetry 
(permitted) 

 
15th Street to 16th Street CC 1 0 0 0 0 Site is vacant 

 
16th Street to 17th Street 

CC  

2 

2 (Burger Time, 
Corky’s Refrig, 
except for used 
cars) 

1 (Larry’s Auto 
Body and car sales 
and Corky’s car 
sales) 

0 0 

  

 
17th Street to 18th Street 

CC 
2 0 1 (Stenerson’s 

Lumber) 0 0 
Former Helgeson’s Meat 
building not categorized 
(vacant). 

 
18th Street to 21st Street 

CC 

3 0 0 1 (Salad Makers) 1 (Coca-Cola Bottling 
Co.) 

Food processing and 
bottling are prohibited, but 
existing are allowed to 
expand with CUP. 
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Table 1 continued: Land Use Compliance Matrix for properties fronting on 1st Avenue N  
Block Zoning Parcels 

Fronting on 1st 
Avenue N 

Permitted 
Uses 
(# of Parcels) 

Provisional Uses 
(# of Parcels) 

Conditional 
Uses 
(# of Parcels) 

Nonconforming 
Uses 
(# of Parcels) 

Code Violation/Issues  

South of 1st Avenue N 
Bridge to 7th Street N 

MU1 

Many 

Crystal Sugar 
Corporate Offices, 
stores in strip mall 
and Moorhead 
Center Mall 

   

 

 
7th Street to 8th Street N MU1 1 1 (Wells Fargo 

Bank) 0 0 0  

 
8th Street to 10th Street CC 

1 0 1 (The Car Port) 0 0 Various violations exist at The 
Car Port 

 
10th Street to 11th Street CC 

1 0 0 0 0 Vacant site. 

 
11th Street to 14th Street 

CC 
3 1 (Critters Feed 

and Seed) 0 0 
3 (Minnkota Recycling, 
Matson Oil bulk storage 
and wholesale) 

 

 
14th Street to Center Avenue 

CC 

9 1 (Salvation Army 
Thrift Store) 

1 (Kovash Marine, 
Hedgemasters 
building) 

1 Churches United 
Shelter for the 
Homeless 

2 (Aggregate 
Construction, auto 
storage, salvage at 
Hedgemasters) 

Various violations exist at 
Hedgemasters (salvage, 
gravel, weeds) 

TOTAL (North and South) - 45 16 9 3 8 - 
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Code compliance 
 
Several aesthetic issues are common throughout the corridor, including buildings in need 
of repair/renovation, lack of paving or deteriorated paving, weeds and lack of 
landscaping. Often a building in poor condition is older and likely to require more time 
and money to maintain and renovate than a newer structure.  A cooperative public/private 
strategy is needed to address the high rate of non-compliance issues in the corridor.  
 
Code compliance refers to both zoning issues and property maintenance issues.  The 
Zoning Code, Title 10, includes many requirements that govern attributes of the 
properties in addition to type of land use.  Some echo the requirements of Title 9, 
Property Maintenance.  According to the City Attorney, non-conforming attributes of 
non-conforming uses, such as unpaved parking lots, limits on impervious surface 
coverage and setbacks, may be legal and grandfathered, if they were in existence and in 
conformance with zoning regulations when established.  Property maintenance issues, 
especially nuisances, are less likely to be grandfathered.  Regardless, the city has the 
responsibility to impose reasonable regulations to abate nuisances and to protect the 
public health, welfare, or safety.   
 
In some sections, the code explicitly states that certain actions trigger regulations 
for non-conformities. Section 10-20-4-G7 requires that any time an improvement is 
made which increases the number of off street parking spaces, all nonconforming 
surfacing of parking areas or driveways must be paved.   In other sections, the Code 
makes allowances for existing situations.  Section 10-19-12, for example, provides 
exception to setback rules for additions to existing buildings that do not meet 
current requirements.   
 
Building Condition and Maintenance Violations  
 
The City of Moorhead adopted the International Property Maintenance Code in 2004, 
detailing the minimum conditions and responsibilities of the property owner for 
maintenance of structures and exterior property, contained within Moorhead City Code 
Title 9 - Chapter 8, Building Standards.  Unlike zoning, “grandfathered” status is 
generally not available for property maintenance code compliance regardless of when the 
structures were built or whether the use of the property has changed over time.   
 
Problematic and visible code compliance issues within the corridor include the following:   
 
9-8-3: Motor Vehicles and Recreational Vehicles requires that off-street parking in 
commercial areas be paved with asphalt or concrete, and that it be on private property, 
not within the public right-of-way (i.e., boulevard). Several of the properties along the 
corridor have unpaved, gravel parking lots.  Some were permissible at the inception of 
the business uses and are considered to be grandfathered.  On certain sites, boulevards are 
being used for parking, which is not permissible without consent of the City Council and 
not grandfathered. 
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9-8-4:  Outside Storage; Commercial or Industrial includes regulations that 1) storage of 
equipment and supplies (other than part of a sales display) may not be located within the 
required front yard; 2) outdoor storage must be screened; and 3)  Outdoor storage areas 
must be paved.  A number of businesses along the 1st Avenue N corridor do not comply 
with current standards relating to outdoor storage; several that predate the current 
requirements may be considered grandfathered uses.  
  

 
 

 
Unpaved lots and unscreened outdoor storage proliferates along 1st Avenue N 

 
9-8-8:  Unlawful to Allow Disrepair of Sidewalks, Driveways and Parking Areas.  Much 
of the sidewalk along the corridor is deteriorated. Some paved as well as unpaved parking 
surfaces are disintegrating and are overgrown with weeds.   
 
9-8-10:  Maintenance of Exterior Structures. A number of buildings along the corridor 
have exterior surfaces that are in various stages of disrepair – peeling paint, windows in 
disrepair, and deteriorating finishes.  These buildings contribute to an appearance of 
dilapidation along portions of the 1st Avenue N corridor and become a disincentive to 
adjacent property owners to invest and maintain nearby properties. 
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Deteriorating condition of vacant building along 1st Avenue N 

 
 

 
Deteriorating condition of residential property along 1st Avenue N,  

combined with prohibited outdoor storage in front yard 
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9-8-11:  Securing Vacant Buildings.  The city requires that vacant buildings are properly 
secured to prevent trespass.  Vacant buildings meeting certain criteria are required to be 
registered with the city and pay an annual fee as a deterrent mechanism to leaving the 
property vacant and to ensure awareness of the building’s status by public safety 
personnel. 
 
Site Development Standards and Maintenance  
 
Several sites along the 1st Avenue N corridor are not in conformance with current 
landscape/buffering requirements (Title 10-19-17) or with required provisions (Title 10-
18-2). Except for those that are legal, non-conformities (i.e., grandfathered uses), these 
situations need to be addressed through enforcement to improve the aesthetic quality of 
the corridor.  Three categories of common issues are: 

 
Construction Related Business Uses: 
• Unscreened equipment and materials storage.  
• Utility vehicles not located behind the principal building and not within required 

building setbacks.  
• Surface parking lots not surfaced with asphalt or concrete, or in a serious state of 

disrepair.  
• Unpaved portions of sites used for outdoor storage, sales, repair work, or 

servicing.  
• Parking lot setback less than four feet from the street property line.  
• Parking lot setback not landscaped as defined in zoning code.  
• Landscaping and buffer yards nonexistent or inconsistent with zoning code. 
 

  
Industrial equipment parked on unpaved lots and within front yard setbacks along 1st 

Avenue N and 2nd Avenue N 
 
Manufacturing and Wholesale Trade Uses: 
• Failure to completely enclose all equipment in a permanent structure. It should be 

noted that these uses are land use non-conformities with violations related to 
landscaping, buffering, and screening.   
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Landscaping and Tree Standards:  
• As a general rule, there is a lack of adequate buffering and landscaping along the 

corridor, both on public as well as private property.   
 

   
Lack of landscaping and boulevard trees.  

 

 
Unsightly building finishes, site, and complete lack of landscaping or boulevard trees. 

 

   
Deteriorating building conditions, lack of paving,  

and questionable conformity of land uses. 
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The lack of paving and deteriorated paving are significant problems along the corridor.  
Many parking lots are unpaved, resulting in the growth of weeds, standing water, 
dragging of gravel and mud onto 1st Avenue N.   

 

  
Poor curb and gutter condition, gravel from site affecting function of gutter, and gravel 

parking area in poor condition. 
 
Weeds and tall grass as shown below are common problems. Unpaved driveways and 
yards are overgrown or not maintained. Illegal parking of vehicles, boats, and 
recreational vehicles on unpaved surfaces contributes to the lack of mowing and weed 
control.     
 

  
Vehicles parked on gravel area, resulting in lack of weed control (left).  Outdoor storage 

in front yard also results in tall grass and weeds (right). 
 

The City of Moorhead Neighborhood Services Division reviewed properties along the 1st 
Avenue N corridor in the summer of 2008.  Several property maintenance features were 
inventoried on a site by site basis.  The overall results of that inventory are shown below 
in Table 2. 
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Table 2: Non-Compliance with Property Maintenance Codes 
Type of Code Violation Number of Properties Percent of Properties 
Unpaved parking 10 24 
Use of boulevard for parking 3 7 
Storage of junk and/or unlicensed 
vehicles 

 
6 

 
14 

Storage of RV or utility trailer 5 12 
Unscreened refuse 6 14 
Deteriorating sidewalk 4 10 
No sidewalk 11 26 
Deteriorating parking (paved) 9 21 
Deteriorating exterior façade  6 14 
Deteriorating roof and/or porch 2 5 
Broken windows and/or doors 3 7 
Bare patches of lawn and/or 
boulevard 

 
21 

 
50 

Presence of weeds or tall grass 22 52 
Other code violations 29 69 
  
 
B. Recommendations for properties adjoining 1st avenue n 
 
A multi-faceted approach to improving the roadway and streetscape will compliment 
earlier efforts to remove the grain elevators and other run-down or vacant buildings along 
the corridor.  The city’s investment in environmental investigation/remediation clearance 
and site clean up is intended to spur private investment by taking on some of the more 
difficult parcels and showcasing the possibilities for redevelopment.  
 
Enforcement of city code  
 
Good property maintenance and consistent code compliance are extremely important to 
improving the image of the corridor.  Poor conditions on just a few sites can lead to a 
tipping point, prompting several sites in the vicinity to deteriorate.  Implementation of 
existing or new codes with respect to new uses in existing buildings and redevelopment 
efforts is vital to the on-going improvement of the corridor. Offering matching funds, low 
interest loans, or other forms of incentives to partner with corridor businesses would help 
to overcome financial obstacles to property improvement that will benefit the private and 
public sector in the long term.   
 
Previous sections of this document describe a number of nonconforming sites and 
buildings along 1st Avenue N.  Table 3 shows whether legal non-conforming 
characteristics of 1st Avenue N uses can be addressed through enforcement.  The table 
applies to legal non-conforming characteristics of both legal, non-conforming uses (e.g., 
manufacturing uses in the CC district that were established under LI zoning) AND 
conforming uses (e.g., commercial in CC district). 
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Table 3: Nonconforming Sites and Buildings  
Current Code may not be enforced  Current code may be enforced 
Unpaved parking lot in existence prior to code 
requirement 

Potholes creating standing water in grandfathered 
unpaved parking lot 

Unscreened outdoor storage, if in existence prior to 
code requirement 

Building conditions, peeling paint, broken windows, 
roof, etc. 

Non-conforming building coverage, height, 
setbacks, number of parking spaces 

Unapproved use of boulevard 

Lack of landscaping, unless triggered by 
improvements/changes 

Weeds, uncut grass 

 Other Nuisances 
 
Change in ownership does not affect code enforcement as long as the use remains 
unchanged.  With the exception of existing building coverage, height, and setbacks, non-
conforming characteristics must be brought into compliance with the current code when 
use changes from: 1) one non-conforming use (e.g. manufacturing) to another non-
conforming use (e.g. warehousing).  This type of change requires City Council approval 
and is subject to conditions; 2) a non-conforming use to a conforming use; or 3) one 
conforming use category to another conforming use category (e.g. shoe sales to coffee 
shop). 
 
Additions to non-conforming buildings, if allowed, must meet current code.  See Section 
10-18-4 for rights and limitations of non-conforming uses. 
 
Since most of the nonconforming sites and buildings along 1st Avenue N are 
grandfathered uses, code enforcement efforts should focus on building and site conditions 
that that are not grandfathered, but have been allowed to gradually deteriorate over time. 
All of these enforcement efforts must be consistent and noticeable to demonstrate the 
city’s commitment to improving the 1st Avenue N corridor. The recommended approach 
to code compliance is to target the following problems: 
 

• Outdoor storage that is not properly screened from 1st Avenue N 
• Parking on right-of-way and/or removal of paving that extends into right-of-way 

(to be done as part of the 1st Avenue N short term improvements) 
• Parking of vehicles on unpaved surfaces: Motorized vehicles, boats, and 

recreational vehicles should be removed from the property if parking surfaces 
are unpaved. 

• Weed and tall grass control 
• Removal or rehabilitation of dilapidated and deteriorating buildings 

 
Legal non-conforming uses may not expand or substantially modify their sites.  
Prohibiting the expansion or improvement of non-conforming uses is a double-edged 
sword for most communities.  While improvements to parking lots and buildings benefit 
the neighborhood, the investments likely would prolong the existence of the non-
conforming use on the property.  In some limited instances, it may better serve the 
community and the property owner to find more appropriate locations rather than seek 
improvements at existing locations.   
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Stenerson Lumber and the Fairmont Eventide anchor the east and west ends of the 1st 

Avenue N corridor. 
 

 
Recent improvements to the Churches United building on the east end of the  

corridor have improved its appearance. 
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zoning Amendment recommendations 
 
The Moorhead Comprehensive Plan offers several strategies to improve the 1st Avenue N 
corridor, which is part of the Midtown Focus Area.  Strategies include: 1) to improve the 
transition from the single family residential neighborhood in the north to the commercial 
corridor. “This transition would help define an edge, establish a limit for commercial 
expansion, and preserve the adjacent neighborhood’s residential character;”  2) to 
redevelop vacant, underutilized, or blighted properties to create a more inviting corridor 
between Downtown and EasTen;  and 3) to provide a corridor that is inviting to multiple 
forms of transportation.   
 
The 1st Avenue North study offers two recommendations for implementing the 
Comprehensive Plan strategies for the area: 
 

Zoning for Mixed Use Development Rezone the corridor to a new mixed use 
district, MU-3, based on the MU-2 District, but tailored to 1st Avenue N, Center 
Avenue and Main Avenue. The new MU-3 zone would allow a compatible mix of 
uses by ensuring that appearance of buildings and effects of uses are harmonious. 
Such a district could support commercial services and retail that serve the walking 
public from adjacent neighborhoods and also capitalize on the high level of daily 
traffic in the busy corridor.  Employment centers in new corporate and rental office 
buildings could make 1st Avenue N a destination and add vitality to the corridor 
throughout the day.  The district could provide for higher density housing 
opportunities to extend activity throughout the evening hours and maximize 
utilization of infrastructure. 
 
Similar to the MU-2 district, MU-3 could offer standards for pedestrian-appropriate 
design, such as street frontage transparency and pedestrian connectivity. The district 
could limit auto-related uses (e.g., car dealerships) more than the current community 
commercial district, which would help to improve walkability and compatibility 
between the residential neighborhood to the north and the 1st Avenue corridor.  
 
Gateway Standards Provide a higher standard of appearance for 1st Avenue N 
corridor by incorporating design standards akin to those in the Gateway Overlay 
District.  From Fargo and places further west, 1st Avenue N is an important gateway 
to Moorhead (and Minnesota).  For many commuters and visitors coming from the 
east, 1st Avenue N is their perceived entry point into the city, even if they have 
traversed portions of Highway 10 to get there. As one of the “entrances” to the city, it 
should have high standards for appearance.  Standards must be compatible with the 
traditional grid pattern and provide the desired transition from the adjoining 
residential neighborhood.   
 
The new MU-3 should include the following characteristics: 
 
• Floor Area Ratio (FAR) Set the minimum and maximum FAR of 0.3 and 3.0 

respectively, are recommended to ensure that the corridor redevelops at a density 
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befitting an area along a major transportation corridor that adjoins an established 
residential neighborhood and a downtown. FAR is the ratio of total square footage 
(all floors) of a building divided by the square footage of the lot.  Examples in 
Moorhead include the McDonalds on 8th Street which is approximately 0.15 FAR 
and the neighboring Townsite Center, which is approximately 1.0.  A fairly high 
intensity of land use is important for making the transformation of the corridor 
economically viable and capitalizing on the opportunity the busy corridor offers 
for development.  It would increase the tax base, helping to pay for and maintain 
area improvements.  High intensity use would facilitate walking and biking, and 
support frequent transit service. 

 
a. Establish the minimum floor area ratio (FAR) as 0.3.  On-street parking is 

not available on 1st Avenue N; therefore, it is important that development 
plans along this corridor have the ability to incorporate the necessary 
parking on-site. A minimum FAR of 0.3 recognizes that on-site parking is 
needed and that surface parking is sometimes the only economically 
feasible alternative.  

b. Establish the maximum floor area ratio as 3.0, provided the minimum 
landscaping, buffering, and on-site parking requirements can be met.  A 
higher FAR may be appropriate on the south side where new development 
would adjoin the railroad tracks and other commercial.  On the north side, 
adjacent to the single-family neighborhood, FAR of 3.0 may be 
unachievable in a compatible manner.   

 
• Court yards and plazas Encourage use of court yards and plazas for employees, 

shoppers and tenants, but do not require them where not particularly useable or 
appealing due to the impacts of traffic.     

 
• Setbacks Because of the shallowness of properties in the 1st Avenue N corridor, 

the setbacks must be minimized, yet need to accommodate proposed expansion of 
right-of-way. Require a minimum setback of 15 feet from the front property line, 
as shown in the long range improvement plan for the corridor, which is adequate 
to offset the impacts of 1st Avenue N traffic on the adjacent properties and provide 
space for a softer landscaping buffer along the front of the building.  The 15-foot 
setback, however, is not so deep as to discourage location of buildings on the 
front of the site with parking along the side or in the rear.   

 
• Dwellings Allow dwellings as conditional uses on upper stories where they would 

not be impacted as much by more intense neighboring land uses, traffic or trains; 
prohibit dwellings on the ground floor.    

 
• Landscaping Group plantings for visual impact in required setbacks. 

 
• Outdoor Storage Allow outdoor storage: a) behind the principal structure which 

fronts on 1st Avenue N, b) completely fenced by an opaque fence of six feet in 
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height, and c) on asphalt or concrete. Limit storage area to no more than 20% of 
the overall site and prohibit in required setbacks.  

 
• Vehicle Parking and Storage Prohibit automotive service stations (gasoline, 

repair, and service facility) from parking vehicles that are waiting for service or 
pick-up in area visible from 1st Avenue N. Any such parking shall be separated 
from 1st Avenue N by the principal structure, and shall have asphalt or concrete 
surface.  Encourage the location of parking lots to the side and rear of principal 
buildings. 

 
• Refuse and Recycling Separate storage of refuse and recycling from 1st Avenue 

N by the principal structure or an enclosed structure designed for refuse and 
recycling containers.  

 
• Signs  

o On-Premise Signs – limit to monument signs and signs placed on the 
building (similar to Fairmont Eventide and the Hjemkomst Center). 

o Prohibit the use of portable signs along the corridor for any purpose.  
o Prohibit off-premise advertising. 

 
• Building Design Incorporate building design and construction elements of the 

existing Gateway Overlay District into the 1st Avenue N Mixed Use District.   
 

• Connectivity Require walkways connecting all main entrances to the bike and/or 
pedestrian path within the right-of-way.  Improved sidewalk facilities will 
encourage use by pedestrians, bicyclists, and transit users.   

 
CONTINUED ENVIRONMENTAL TESTING  
 
Due to the historically industrial nature of the 1st Avenue N corridor and its proximity to 
the railroad tracks, the city should continue its proactive approach to work with private 
property owners to conduct environmental testing. The City of Moorhead received a 
grant from the Environmental Protection Agency (EPA) to conduct environmental 
investigations at nine sites located along 1st Avenue N.  With the cooperation of property 
owners along the corridor, the City of Moorhead contracted with an environmental 
consulting service, Peer Engineering, to conduct environmental testing on several 
properties along 1st Avenue N. The results of environmental testing completed to date 
have shown a number of environmentally contaminated sites along the corridor.  It is 
important to note that a proactive approach is being taken by the city to conduct testing 
on as many sites as possible, especially if demolition and redevelopment is likely.  A 
memorandum summarizing the status of the environmental work along 1st Avenue N was 
prepared by Peer Engineering, Inc. (see Appendix 1). The results of these analyses will 
allow the property owners to proceed with corrective actions to clean up the 
contamination where necessary.    
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In addition to sites already being studied, nine sites are classified as “release sites”, which 
have the potential for contamination but have not been studied.  In some cases, gas 
stations are known to have occupied these sites at some time in the past. Other sites have 
existing land uses that have a high probability of being release sites.  It will be important 
to follow up with additional studies on these sites, focusing on those that are key to 
redevelopment of the corridor.    
 
From a property redevelopment standpoint, there are some sites that require further study, 
others that will require corrective action, and still others where neither further study nor 
corrective action is anticipated.  

 
TAX INCREMENT FINANCING (TIF)  
 
TIF is a possible tool to facilitate redevelopment through the clearance of structurally 
substandard facilities.  TIF districts generally result in an overall increase of tax revenues 
once the district expires and the affected governmental agencies begin to receive the 
increment of new taxes from properties with significantly higher values.   Adjacent 
properties located outside of the district often see ancillary benefit by being in the general 
vicinity of TIF projects.   
 
Moorhead has successfully established numerous TIF districts and used the new property 
tax revenues generated from redevelopment to help pay for 1) restoring sites to 
“greenfield” condition (existing building demolition, environmental remediation, removal 
of debris, grading, etc.), and 2) infrastructure improvements such as the undergrounding 
or relocation of utilities, replacement of aging water and sewer pipes, roadway 
improvements, traffic signals, and street lighting.  TIF districts are sometimes 
misunderstood as a “loss in revenue” to existing governmental entities.  However, all 
entities collecting taxes from a TIF district continue to receive property taxes generated 
by the pre-development value of the property’s tax base. Only the taxes generated by the 
new improvements– referred to as the “increment” – are set aside to address issues of 
blight and aging infrastructure that would otherwise prevent the property from being 
redeveloped.   
 
PROPERTY ACQUISITION AND ASSEMBLY  
 
As demonstrated by recent redevelopment projects in downtown, Moorhead can 
successfully facilitate redevelopment through property acquisition. Often times, the city 
can acquire one or two small parcels that are not large enough for a redevelopment 
project or  are not appealing due to problems on adjacent parcels.  By actively seeking 
opportunities to purchase other properties in the vicinity of sites the city already owns, 
the city can successfully remove problems and create sites large enough to accommodate 
a significant project.  These efforts enhance private redevelopment endeavors.    
 
Before considering property assembly or clearance, efforts should be made to explore 
opportunities to renovate and enhance current facilities. Possible redevelopment priorities 
shown in Table 4 are based on several factors related to existing conditions, including: 
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• Locations where the city owns adjacent property 
• Poor condition/appearance of privately owned property 
• Underutilized property (vacant, under-utilized) 
• Negative environmental Conditions 

 
In seeking opportunities to acquire property, the city could wait passively for market 
listings, or take a more assertive approach of offering to purchase certain properties as it 
has done previously along the corridor or in downtown.  In addition to the properties that 
are close to the downtown area and close to sites owned by the city, the strategy outlined 
above identifies the industrial construction site located on the south side of 1st Avenue N 
between 15th and 18th Streets which has become incompatible with its location as the city 
has developed.  This non-conformity seriously detracts from the attractiveness of the 
corridor to potential investors.   
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Table 4: POSSIBLE REDEVELOPMENT PRIORITIES (Acquisition or renovation) 
Location Suggested Action Other Information 
North Side 
9th Street to 10th 
Street 
 
(Restaurant/parking) 

Work with property owner to enhance 
property along 1st Avenue N. 
Site has no landscaping and large 
parking lot is underutilized. 

East side of block is an unused parking 
lot. Restaurant is a popular destination 
and renovation may enhance business 
and spur adjacent development.  

10th Street to 11th 
Street 
(Auto maintenance 
shop, vacant lots, 
unoccupied 
commercial 
building, blighted 
house, gas station) 

Consider renovation/redevelopment of 
entire of block.  Gas station may have 
interest in expansion.  
 
Redevelopment would compliment 
development of city-owned property 
across 1st Avenue N.  

Unsightly buildings and sites; unpaved, 
poorly maintained vehicle storage at gas 
station. 
  
City already owns vacant lots.  
 
Negative impacts from excavating 
company along 2nd Avenue N 

11th Street to 12th 
Street 
(Auto sales lot, Fire 
Station) 

Remove paving in boulevard and 
establish appropriate parking/display 
setbacks.   

Fire Station occupies easterly portion of 
block 

South Side 
8th Street to 10th 
Street  
(Auto sales lot) 

Consider acquisition to create linear 
park along 1st Avenue N. 
 

Cars parked on right-of-way 
city purchase would allow for 
construction of linear park between RR 
track and 1st Avenue N. 

12th Street to 14th 
Street 

Encourage renovation or redevelopment; 
may be combined with city-owned 
property for larger project 
 

Enhances redevelopment opportunities 
for city-owned property to the west 
Non-conforming uses requiring 
significant renovation 

15th Street to 18th 
Street  
 
(aggregate 
sales/storage) 

Consider redevelopment; possible city 
acquisition. 
  
Non-conforming use, heavy industrial, 
significant truck generator 

Stock-piling of aggregate results in 
blowing of dust and particles.  Site is 
underutilized and no longer appropriate 
in the corridor 
Acquisition would enhance 
redevelopment opportunities for city-
owned property to the west  
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III. Infrastructure and Right-of-way 
 
A. Existing roadway Condition  
 
Pavement, Curb and Gutter, and Pavement Markings 
 
First Avenue N is a four-lane divided roadway with left-turn lanes provided at key 
intersections.  The ten-foot lane widths are less than current state aid design standards 
and would require a variance to maintain the ten-foot lane widths if state aid funds are 
used.  The roadway has fair to poor pavement and surface conditions from the Red River 
to 17th Street; however, other characteristics of this segment are considered poor.  East of 
17th Street, the roadway condition is considered good to fair due to a recent overlay.        
 
In some places along 1st Avenue N, the existing curb and gutter is settling or cracking, 
resulting in poor drainage conditions.   

 

  
A curb and gutter in poor condition approaching 1st Avenue N and along1st Avenue N. 

 
The longitudinal pavement markings along the corridor are visible and have been 
repainted when necessary.  Other pavement markings, including turn arrows and 
crosswalks, are either nonexistent or are heavily worn, making them difficult to see.   
 
Existing Traffic Operations and Access Management 
 
A traffic analysis was conducted for all street intersections along 1st Avenue N from 3rd 
Street to 17th Street.  All intersections currently operate at an acceptable Level of Service 
(LOS) of “C” or better during a.m. and p.m. peak hours, with existing traffic controls, 
signal timing, and geometric layout (see Traffic Analysis, Appendix 2). 
 
First Avenue N is classified as a minor arterial roadway. The City of Moorhead's City 
Code, Section 11-5-7, discusses street design, including recommended spacing between 
access points.    The spacing guidelines for a minor arterial state:   
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“Full access to such minor arterials should normally be at intervals of not less 
than one-fourth (1/4) mile and through existing and established crossroads where 
possible.  Conditional access may be allowed at intervals of not less than one-
eighth (1/8) mile.”  

 
City Code also states:  
 

 “Access to principal arterials, minor arterials, and collectors that are located in 
the urban core may be granted at the discretion of the city engineer at intervals of 
not less than three hundred (300) to six hundred sixty (660) feet.”  

 
The 300 to 660 foot spacing equates to a maximum of 16 access points per mile.  The 1st 
Avenue N corridor is approximately 1.5 miles long from the east end of the Red River 
bridge to its intersection with Center Avenue.  It has 57 access points and intersections 
(23 with full access and 34 with limited access), which equates to approximately 38 
access points and/or intersections per mile, more than twice the recommended level.   
 
The existing traffic control along the 1st Avenue N corridor with the following 
intersecting streets is shown below:   
 

• 3rd Street - Signalized 
• 7th Street - Signalized 
• 8th Street - Signalized 
• 9th Street - Side Street Stop Control 
• 10th Street - Side Street Stop Control 
• 11th Street - Signalized 
• 12th Street - Side Street Stop Control 
• 13th Street - Side Street Stop Control 
• 14th Street - Signalized 
• 15th Street - Side Street Stop Control 
• 16th Street - Side Street Stop Control 
• 17th Street - Side Street Stop Control 
• 18th Street - Side Street Stop Control 

 
The Study Area is used by multiple forms of transportation despite inadequate pedestrian 
or bicycle facilities, as shown in the photos below. The existing four-foot wide sidewalk 
along the north side of the roadway is cracked, uneven, and not continuous along the 
entire corridor. Several blocks are without sidewalks or have incomplete sidewalks, 
which, in addition to the obvious challenge this presents to travelers along 1st Avenue N, 
disrupts connectivity within the city as a whole.  Along the south side of the corridor, dirt 
footpaths have been worn in the boulevard of some blocks where a sidewalk does not 
exist, showing the heavy pedestrian and bicycle traffic along the corridor. 
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Dirt paths worn in boulevard along the south side of 

1st Avenue N where no sidewalk exists 
 
Bicyclists currently have no designated on-street or off-street bike path to ride along the 
corridor. Many bicyclists currently use 2nd Avenue N to move along the corridor, but this 
means they must share the road with heavy trucks entering and exiting adjacent 
businesses.  

  

  
Group of bicycle riders along 2nd Avenue N (left).   

Transit shelter along 1st Avenue N (right). 
 
The 2006 Metropolitan Bicycle and Pedestrian Plan does not designate 1st Avenue N as a 
future classified bikeway, nor does it identify any short or long range improvements. 
Recent land use changes along the corridor, such as the Churches United residential 
facility, have generated a greater need for pedestrian amenities. The city’s desire to focus 
on this corridor should be reflected in future updates of the Bicycle and Pedestrian Plan.    
 
Accommodations for bus users are minimal along 1st Avenue N. One bus shelter at the 
eastern end of the corridor on the south side of 1st Avenue N is isolated with limited 
sidewalks and no marked crosswalk across 1st Avenue North, both of which are barriers 
to transit users. 
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A sidewalk exists along the north side of 1st Avenue N under the Moorhead Center Mall 

Parking Structure.   
 
Limited Right-of-Way 
 
As in many other areas of the community, businesses along the 1st Avenue N corridor 
encroach on the public right-of-way often for parking and merchandise display.  The 1st 
Avenue N right-of-way is of a sufficient width to construct traffic improvements and 
enhancements, but little unimproved right-of-way will remain vacant.  Furthermore, the 
extent to which these public road and pedestrian improvements are made may result in 
having an adverse impact on corridor businesses, especially to provide parking.  
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B. Existing Transit Services 
 
Metro Area Transit, the public bus system that serves Moorhead, provides transit service 
along the First Avenue North corridor with two daytime bus routes and one evening bus 
route.  Currently, these routes do not have designated bus stops.  This means that any 
corner or t-intersection is a potential bus stop.  However, MAT Bus Stop signs are 
located periodically along 1st Avenue to “steer” passengers to more commonly used 
stops.  MAT Bus Stop signs are located eastbound on First Avenue at 7th Street, 10th 
Street, 14th Street, the Salvation Army driveway, 17th Street and the passenger shelter at 
Churches United for the Homeless (just prior to 21st street).  Westbound on First Avenue, 
MAT Bus Stop signs are located on 13th Street, 11th Street, 10th Street and 7th Street.  
Currently, buses provide service to Park View Terrace and the Heritage-Hjemkomst 
Interpretive Center, which contains senior center, by pulling into the parking lots to the 
entrance. 
 
Facilities for bus users are minimal along 1st Avenue N. One passenger shelter at the 
eastern end of the corridor on the south side of 1st Avenue N is isolated with limited 
sidewalks and no marked crosswalk across 1st Avenue North, both of which are barriers 
to transit users.  However, this shelter is located near the homeless shelter, which 
generates a large number of transit riders.  In October 2008, nearly 500 rides were 
provided from this location.  With the proposed location of a public housing apartment 
building to the west of the homeless shelter, relocation of the shelter to better serve both 
buildings and provide a crosswalk for riders north of 1st Avenue to access service should 
be considered.  If the shelter remains at the current location, and the adjacent driveway is 
narrowed and moved further west, a wheelchair accessible pathway between the shelter 
and curb will need to be added.   
 
Buses traveling from north Moorhead also access First Avenue at 17th Street and 14th 
Street, with the northwest corners serving as bus stops.  The stop at 17th Street serves as 
the evening stop for the residents of the homeless shelter.  The existing cross walk near 
that intersection provides a safe crossing to the northside of First Avenue.   Any changes 
made to the northwest corners of this intersection should provide sufficient turning radius 
for 35’ transit buses. 
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C. recommended Corridor improvements 
 
Short Term Improvements  
 
In the short term, the 1st Avenue N corridor is proposed to remain a four-lane divided 
roadway with left turn lanes at key intersections.  Widening of the roadway to bring lane 
widths up to state aid standards will require additional right-of-way that may be acquired 
as redevelopment occurs.     
 
The recommended short term roadway improvements and associated cost estimate are 
shown in Appendix 3, Figures 1-11.  They include: 
 

• A 2-inch mill and overlay between 8th Street and 17th Street; 
 
• Raised Medians – Decorative concrete surfaces are proposed in locations where 

the median is 6 feet or less in width.  In locations where the medians can be 
wider, vegetative groundcover and median tree plantings are proposed to enhance 
the aesthetics of the corridor;   

 
• Concrete curb and gutter is proposed for the perimeter of the medians and in a 

few other locations where access closures are proposed; 
 

• Pavement marking improvements are recommended along the entire corridor 
including the addition of appropriate turn lane and pedestrian crossing markings; 

 
• The lane widths and turn-lane lengths for the short term improvements are 

proposed to remain unchanged;  
 

• The at-grade railroad crossing just east of 18th Street is in poor condition and 
should be replaced with pre-cast concrete crossing material; 

 
• Access management – a number of driveway closures and access modifications 

have been included in the short term improvement plans; 
 

• Sidewalk/Trail improvements, to fill gaps in the existing sidewalk system; 
 

• Streetscape elements – landscaping and lighting; 
 

• Placing Moorhead Public Service (MPS) electric lines underground. 
 
Each of the last four items (access management, sidewalk/trail, streetscape, and MPS 
power lines) are discussed further below. 
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Access Management and Traffic Control 
 
Driveway closures and modifications that control access are proposed as an important 
part of the short term improvements. Recommended access closures are shown in Table 
5. The number of driveway closures and modifications is shown for each block of 1st 
Avenue N and on cross streets where existing driveways are extremely close to 1st 
Avenue N. In areas where medians are recommended for separation of travel movements, 
they will have the effect of limiting driveways to right-in and right-out movements. At 
locations where driveways will be closed, an alternative point of access is already in 
place or a new driveway will be provided in a location that is safer for the traveling 
public.  
 
Table 5: Proposed Access Modification for Short Term improvements 

Location Number of Driveway 
Closures 

Number of Driveways 
Changed to Limited Access 

9th Street 1 1 
1st Avenue N: 9th to 10th St 4 1 
10th Street 2 0 
1st Avenue N: 10th to 11th St 7 1 
12th Street 0  0 
1st Avenue N: 12th to 13th St 2 0 
13th Street 2 0 
1st Avenue N: 13th to 14th St 2 0 
14th Street 2 0 
1st Avenue N: 14th to 15th St 1 1 
15th Street 3 1 
1st Avenue N: 15th to 16th St 1 2 
16th Street 1 0 
1st Avenue N: 16th to 17th St 4 0 
17th Street 1 1 
1st Avenue N: 17th to 18th St 1 0 
1st Avenue N: 18th to 21st St 2 0 
 
The driveway modifications noted above will improve traffic flow and safety along the 
corridor. Further improvements are recommended as each site redevelops.  
 
Traffic signals are proposed to remain at the intersections of 1st Avenue N and 3rd Street, 
7th Street, 8th Street, 11th Street, and 14th Street.  Signal revisions are proposed at 3rd St 
to include a separate northbound/southbound left turn phase and at 11th St to include a 
southbound protected left turn phase. The traffic signal at 8th Street will need to be 
adjusted to accommodate the proposed lane shifts at the 1st Avenue N intersection. The 
purpose of the lane shift is to construct a wider median along 1st Avenue N to provide 
adequate space for a pedestrian refuge in the median.  
 
A future signal is proposed for installation at the intersection of 1st Avenue N and 17th 
Street. The Traffic Analysis Memorandum for 1st Avenue N dated October 17, 2008 (see 
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Appendix 2) states that installation of a traffic signal at 17th Street would alleviate the 
significant side-street delays; however, the traffic volumes at this location are not 
expected to meet traffic signal warrants within a 5-year period.  The intersection should 
be monitored and signals considered when warrants are met.  Stop signs will remain on 
all other side street approaches to 1st Avenue N.   
 
According to the Traffic Analysis Memorandum for 1st Avenue N, all of the key 
intersections along the corridor are expected to operate at an acceptable LOS of C or 
better under year 2012 conditions during the a.m. and p.m. peak hours, with existing 
signal timing and proposed future 1st Avenue N access modifications.  Side street stop 
delays are expected to be approximately one and one-half minutes at the intersections of 
1st Avenue N with 13th Street, 16th Street and 17th Street.  Vehicles using 13th Street 
south of 1st Avenue N, may divert to 14th Street if the delays are excessive.  When signal 
warrants are met at 1st Avenue N and 17th Street, traffic operation will improve at 17th 
Street and allow vehicles using 16th Street to divert to 17th Street, effectively reducing 
side street delays on 16th Street. 
 
Sidewalk and Trail Facilities 
 
Recommended pedestrian and bicycle improvements for short term construction include 
the following: 
 

• Construct an 8-foot trail along the north side of 1st Avenue N from the Red River 
bridge to 8th Street.  

 
• Widen the trail under the existing railroad underpass and Moorhead Center Mall 

parking structure to seven feet.  Connect the trail to the existing pedestrian ramp 
which leads to the upper deck of the Moorhead Center Mall parking structure.  A 
stairway connection is also proposed from 1st Avenue N to the upper deck of the 
parking structure. Dedicated right of way or an easement will be needed to 
construct these connections. 

 
• Pedestrian crossing of the east leg of the 8th Street/1st Avenue N intersection – 

This crossing will be the point at which the trail switches from the north side of 
the corridor to the south side, where it will continue east as an eight-foot trail to 
15th St.  This portion of the trail will be constructed far enough from the existing 
curb to allow for future expansion of the roadway to meet minimum state aid 
design standards for the lane widths without reconstruction of the trail.  At 15th 
St, the trail width will reduce from eight feet to six feet due to right-of-way 
constraints, and continue to 18th Street N, where it will connect into an existing 
trail.  The existing trail continues along 1st Avenue North to the point where it 
curves and connects to US Hwy 10 (Center Avenue). Right of way or an easement 
will be needed in the southeast corner of 8th Street and 1st Avenue N to 
accommodate the sidewalk.  

 
• At 8th Street, a 4.5 foot walk will continue along the north side of the roadway to 

17th Street, where it will widen to eight feet and continue along the north side of 
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the corridor where 1st Avenue N curves and connects to Center Avenue.  A 
marked pedestrian crossing is proposed along the east leg of the 1st Avenue N and 
17th Street intersection and along the north leg of the 21st Street intersection. 

 
• All marked pedestrian crossings will be provided with appropriate signs and a 

protective pedestrian walk phase at signalized locations. 
 
Transit Facilities 
 
The Hjemkomst Center, located at the west end of the 1st Avenue N corridor was 
identified as a particular area of concern for transit users. Currently there are no identified 
stopping locations in the vicinity of 3rd Street, despite the presence of senior citizen 
programs and other public uses at the Center.   
 
Two possible locations were identified for a westbound transit stop and shelter.  One 
location is east of the Hjemkomst driveway, and another location is just west of the 
Hjemkomst driveway.  The location on the west side of the driveway is recommended.  
This location lines up with the entrance to the Hjemkomst Center.  It is preferred over the 
other option due to the double left turn lanes on northbound 3rd Street and the fact that a 
bus stop located east of the driveway could have traffic flow implications for the vehicles 
in the outside left turn lane.  

 
Recommended location of westbound bus stop and shelter at the Hjemkomst Center 

 

  
Recommended location of eastbound bus stop and shelter, 

 just east of 3rd St, beyond the bus bench and traffic signal shown above 
 

On eastbound 1st Avenue N, the only recommended bus stop and shelter location in the 
vicinity is just east of 3rd St.  This location is not as close to the Hjemkomst Center as the 
recommended westbound location, but it is adjacent to the traffic signal at 3rd St, 
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providing a logical location to cross the street.  Providing an eastbound bus stop and 
shelter farther west, such as directly across from the recommended westbound shelter, is 
not advised, since this would result in midblock crossings at a location where drivers are 
not expecting pedestrians. Both of the recommended bus stop and shelter locations are 
shown in Appendix 4. 
 
Streetscape Improvements  
 
Proposed streetscape improvement will be an important aspect of improving the corridor 
for multiple modes of transportation. The streetscape improvements will extend 1.5 miles 
from the decorative monuments at the Red River bridge abutment to a signature entry on 
the east end at Center Avenue/TH 10 (See Appendices 5 and 6). Proposed improvements 
along 1st Avenue N include improving pedestrian access, adding vegetation, roadway and 
pedestrian lighting, decorative fencing, signs, and intersection enhancements. Initially, a 
linear park was envisioned between 1st Avenue N and the railroad track between 8th 
Street and at 10th Street.  However, the city does not own this property.    
 
Pedestrian access along 1st Avenue N will be greatly improved with the addition of an 
eight-foot trail and new sidewalks. Decorative fencing that flanks the new sidewalks at 
parking lots and industrial sites is recommended. Coordinated pedestrian scale lights and 
street lights are recommended, as shown on the short term improvement plans in 
Appendix 3, the streetscape images in Appendix 5, and the section illustrations in 
Appendix 6.   
 
The addition of street trees in the boulevard along the south side of the entire length of 
the project will soften the industrial streetscape and shade the street and sidewalks. 
Ornamental trees surrounded by perennial plants in the new medians will provide 
additional visual enhancements along 1st Avenue N. The medians will include a custom 
concrete scoring pattern, decorative bollards and banner poles. 
 
Intersection improvements at 3rd Street, 7th Street, 8th Street and 11th Street will provide 
safer pedestrian crossing zones and will create continuity with the streetscape along 
nearby Center Avenue.  
 
Decorative monuments, a welcome sign and additional plantings at the Red River bridge 
abutment and the welcome plaza on the east end will create a visual link that will help 
establish a unique identity for 1st Avenue N. Eventually, a linear park between 8th Street 
and 10th Street will have matching monuments that will carry the “look” of the corridor 
from west to east.   
 
A large scale piece of public art in the garden of the welcome plaza at the east end of the 
corridor would make it “stand out” at the busy intersection.  The design of the sculpture 
would convey a message, and could provide a visual connection to the downtown area 
and the Hjemkomst Center.  Project cost estimates do not include this concept due to 
potentially wide variation of cost.  
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Moorhead Public Service Utility Lines 
 
Electric utility lines located along 1st Avenue N east of 9th Street are above-ground. These 
power lines cross from the north side of the street to the south side at some locations. 
According to MPS officials, the power lines could be placed underground in conjunction 
with the street improvement project for a cost of approximately $75,000.  This cost has 
been included as an enhancement in the interim cost estimate.  
 
In several locations, easements may be needed on private property for the placement of 
transformers for the underground lines.  Transformers use a space of approximately three 
feet by three feet.  To the extent possible, the transformers could be placed on city-owned 
property to reduce the need to acquire easements.  Based on the locations of existing lines 
and the points where they currently cross 1st Avenue N to serve properties on the other 
side, it is anticipated that transformers would be needed at the following locations:  
 

• North side, on city owned property east of 10th Street, 
• South side, either east or west of 11th Street, on boulevard between sidewalk 

and street, 
• South side, approximately 150 feet west of 13th Street, on boulevard if possible, 
• North side, in NW corner of 1st Avenue N and 13th Street, where existing 

driveway closure is proposed, 
• North side, approximately 300 feet east of 13th Street, most likely on private 

property in front of existing apartment building,  
• Along 14th Street south of 1st Avenue N, in existing right-of-way, and 
• East side of 18th Street approximately 60 feet north of 1st Avenue N. 

 
Due to the limited right-of-way in some locations, the utility lines may need to be placed 
under the sidewalks rather than under grass in the boulevards.   
 
Right of Way or Easement Needs of Short Term Improvements 
 
The following ROW or easements will be needed to implement the following aspects of 
the interim improvements: 
 

• ROW or an easement for the path and stairway connection between the 1st 
Avenue N sidewalk and the Moorhead Center Mall parking structure 

• ROW in the southeast corner of the 8th Street/1st Avenue N intersection for 
long term sidewalk placement 

• ROW on the city-owned parcels along the south side of 1st Avenue N between 
10th Street and 12th Street (dedicate at this time prior to redevelopment) 

• Easement for boulevard plantings and for removal of the retaining wall along 
the north side of 1st Avenue N between 15th Street and 16th Street. 

• Easement for boulevard plantings along the north side of 1st Avenue N east of 
the RR tracks (along the Coca Cola site) 
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Estimated Project Costs 
 
As previously stated in this report, to effectively develop and implement strategies for 
corridor renewal and infrastructure investment, the support of the public and private 
sectors, including their financial commitment, is essential. Community development 
initiatives directed towards site assemblage, property rehabilitation and environmental 
remediation may be financed through private funding, public loans/grants, Tax Increment 
Financing, agency funds and or other mechanisms.  
 
The interim cost estimate of the infrastructure project, based on preliminary design, is 
included in Appendix 3. The estimated total cost for the interim project is $4.7 million. 
The interim project includes a $1.6 million base street project and a “menu” of aesthetic 
enhancements (see Table 6) ranging in cost from no enhancements ($0) to a total of $3.1 
million for all of the proposed enhancements.    
 
Improvements to the 1st Avenue N infrastructure are regional in nature, and therefore, 
some or all of the costs associated with the improvements should be carried on a city-
wide basis.  Infrastructure investments are generally a combination of various sources of 
public financing (Federal aid, State aid, G.O. bonds, etc.) and special assessments to 
private property.  Although the base street project would be eligible for Federal surface 
transportation funds, these funds are programmed four to five years in advance, which 
would delay improvements to 2013 or beyond. The enhancements may be eligible for 
Federal transportation enhancement funds. These funds, however, are limited to 
approximately $600,000 annually (for all of Mn/DOT District 4), are highly competitive, 
and also are programmed four to five years in advance delaying improvements to 2013 or 
beyond. The base street project and some of the enhancements would be eligible for 
Municipal State Aid funding, but these funds have been allocated beyond 2013 for other 
projects.  
 
Financing options that would work better for 1st Avenue infrastructure improvements, 
include either of the following:  
 
1) A general obligation (G.O.) bond and special assessments as presented in Table 7. 

This scenario assumes that the base street project would be special assessed according 
to City policy and that 20% of the cost of the enhancements would be assessed. The 
City would fund the balance of the project through a property tax levy.  

 
2) Alternatively, G.O. Street Reconstruction Bonds would be a potential financing 

scenario that would allow the improvements to be constructed with less than 20% of 
the cost being assessed.  Although G.O. Street Reconstruction Bonds cannot be used 
for the City’s routine street rehabilitation/reconstruction program, the City’s five-year 
Transportation Capital Improvement Plan recognizes and has reserved the 
opportunity to use this type of funding on certain corridors (e.g. in the downtown area 
with a high density of arterials/collectors and relatively small special assessment 
districts). Using a G.O. Street Reconstruction Bond, up to the entire cost of the 
project could be funded through a property tax levy.  
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Table 6: Summary of Costs for Short Term (Interim) Improvements 

1Based on removal and replacement of 10% of the existing curb and gutter.          
2Separate NB/SB left turn phase at 3rd St, accommodate wider pedestrian refuge median at 8th St, SB protected left turn phase at 11th St 
3Per City Code, access to minor arterials in the urban core may be granted at intervals of not less than 300 to 660 ft.  
4Cost included in pavement markings 
5Street trees along south boulevard, ornamental trees/perennial plants, various vegetated areas 

Goals Interim Plan Ultimate Plan 
Mill & overlay between 8th & 17th St $315,000 
Select curb & gutter replacement/repairs1  $40,000 

Improve Pavement 
Conditions 

Replace railroad crossing surface $201,600 

Widen lanes to 12 ft (MSA standards) 

No change to lane widths & turn-lane lengths $0 Adjust turn lane lengths/medians 
Turn lane, pedestrian crossing, & other pavement markings $40,000 Traffic signal at 17th St (5-10 years) 
Traffic signal revisions 3rd, 8th & 11th  Streets2 $45,000 Access control: ¾ access at 9th St 

Improve Traffic 
Safety & 
Operations 

Access control: 36 closures & 8 converted to limited access3 $135,150 Access control: right-in/out at 12th & 15th Streets 

4.5 ft walk along north side of 1st Ave N (8th to 17th St) $102,200 
8 ft trail along north side of 1st Ave N (17th to 21st St) $50,800 
Pedestrian crossings at 17th St (east leg) and 21st St (north leg) Note (4) 
8 ft trail along north side of 1st Ave N (river to 8th St) $91,100 
Widen trail (to 7 ft) & stairway at MCM parking deck $75,000 
8 ft trail along south side of 1st Ave N (8th to 15th St) $117,800 

Improve  
Bicycle & 
Pedestrian 
Facilities 

6 ft trail along south side of 1st Ave N (15th to 18th St) $48,100 

Any improvements not constructed under the interim plan 

Westbound; shelter just west of HHIC access $5,000 Improve Transit 
Facilities Eastbound; shelter just east of 3rd St $5,000 

Any improvements not constructed under the interim plan 

Decorative concrete medians (6 ft wide or less)  $180,000 Linear park between 8th & 9th Streets 
Median tree planting/vegetation (medians more than 6 ft wide) $16,400 
Streetscaping-intersection enhancements at 3rd, 7th, & 8th St $150,000 
Streetscaping-bollards $125,400 
Streetscaping-banner poles & flags $60,900 
Streetscaping-decorative fencing $309,300 
Streetscaping-1st Ave N bridgehead enhancements $30,000 
Streetscaping-1st Ave N & TH 10 welcome/entry plaza $50,000 
Landscaping5  $50,000 
Street lighting $416,500 
Pedestrian lighting $507,500 

Add Aesthetic 
Improvements 

Bury MPS electric lines $75,000 

Any improvements not constructed under the interim plan 

Standard Project 
Costs   

Drainage Adjustments, Turf Establishment/Erosion Control, 
Mobilization, Traffic Control, Engineering and Contingencies 

$1,471,500 
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Table 7: Example Financing Scenario 

NOTE: This table is provided as an example of one financing package available to the City and adjacent property owners. Other funding sources may be 
pursued/utilized. This example assumes the City would fund the project using a G.O. Bond. Street improvements would be assessed according to current 
City policy. Twenty percent (20%) of the cost of amenities would be assessed to abutting properties. City costs would be financed through a property tax 
levy. The amenity package provides examples of potential project magnitude but does not specifically identify which amenities would be constructed. The 
specific amenities, if any, would be selected from the "menu" of alternatives.  
Amenity Package Street Only $0.45M $0.90M $1.35M $1.80M $2.25M $2.70M $2.93M $3.04M 

Assessed $336,000 $336,000 $336,000 $336,000 $336,000 $336,000 $336,000 $336,000 $336,000 
City $1,344,000 $1,344,000 $1,344,000 $1,344,000 $1,344,000 $1,344,000 $1,344,000 $1,344,000 $1,344,000 Street 

Project 
Total $1,680,000 $1,680,000 $1,680,000 $1,680,000 $1,680,000 $1,680,000 $1,680,000 $1,680,000 $1,680,000 
Assessed $0 $90,000 $180,000 $270,000 $360,000 $450,000 $540,000 $585,000 $607,500 
City $0 $360,000 $720,000 $1,080,000 $1,440,000 $1,800,000 $2,160,000 $2,340,000 $2,430,000 Amenity 

Project 
Total $0 $450,000 $900,000 $1,350,000 $1,800,000 $2,250,000 $2,700,000 $2,925,000 $3,037,500 
Assessed $336,000 $426,000 $516,000 $606,000 $696,000 $786,000 $876,000 $921,000 $943,500 
City $1,344,000 $1,704,000 $2,064,000 $2,424,000 $2,784,000 $3,144,000 $3,504,000 $3,684,000 $3,774,000 Total Project 
Total $1,680,000 $2,130,000 $2,580,000 $3,030,000 $3,480,000 $3,930,000 $4,380,000 $4,605,000 $4,717,500 

Assessment Rate, $/adj FF $20 $40 $60 $80 $100 $120 $140 $150 $155 
              100  $2,375 $4,375 $6,375 $8,375 $10,375 $12,375 $14,375 $15,375 $15,875 
              200  $4,750 $8,750 $12,750 $16,750 $20,750 $24,750 $28,750 $30,750 $31,750 
              300  $7,125 $13,125 $19,125 $25,125 $31,125 $37,125 $43,125 $46,125 $47,625 
              400  $9,500 $17,500 $25,500 $33,500 $41,500 $49,500 $57,500 $61,500 $63,500 
              500  $11,875 $21,875 $31,875 $41,875 $51,875 $61,875 $71,875 $76,875 $79,375 
              600  $14,250 $26,250 $38,250 $50,250 $62,250 $74,250 $86,250 $92,250 $95,250 
              700  $16,625 $30,625 $44,625 $58,625 $72,625 $86,625 $100,625 $107,625 $111,125 
              800  $19,000 $35,000 $51,000 $67,000 $83,000 $99,000 $115,000 $123,000 $127,000 
              900  $21,375 $39,375 $57,375 $75,375 $93,375 $111,375 $129,375 $138,375 $142,875 

Example 
Front 

Footage. 
Estimate 
includes 
front foot 

(primary) &  
area-wide 

(secondary) 
benefit 

            1,000  $23,750 $43,750 $63,750 $83,750 $103,750 $123,750 $143,750 $153,750 $158,750 
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LONG TERM Improvements  
 
The recommendations for long range improvements to 1st Avenue N require additional 
right-of-way to allow widening of travel lanes to meet state aid standards (see Insets 1-
11, Appendix 7).  As with other corridors in the core area of the city, the overall roadway 
capacity may not need to increase significantly. Nevertheless, future redevelopment is 
likely to affect the need for improved traffic flow, additional traffic control and access 
management.  First Avenue N clearly has a high potential for redevelopment. A possible 
scenario for complete redevelopment of under-developed and vacant properties is 
provided along with the corresponding trip generation, block by block, in Table 7, 1st 
Avenue N Trip Generation.  
 
As part of the long range improvements to the corridor, traffic modifications are proposed 
at three intersections to take access management to the next level, improving overall 
traffic flow along the corridor without significant widening.  The modifications include: 
 

• 1st Avenue N and 9th Street – Eliminate full access and replace with a three-
quarter access that allows left turn movements off of the more heavily traveled 
corridor, but does not allow left turn movements from the minor street onto the 
major corridor.  In this case, the movement that would be eliminated is the 
southbound left turn movement from 9th Street to eastbound 1st Avenue N.     

 
• 1st Avenue N and 12th Street – A median would be constructed to prevent all left 

turn movements.  Westbound traffic could turn right onto northbound 12th Street, 
and southbound traffic could turn right onto westbound 1st Avenue N.  

 
• 1st Avenue N and 15th Street – A median would be constructed to prevent all left 

turn movements.  Westbound traffic on 1st Avenue N could turn right onto 
northbound 15th St, and southbound traffic on 15th Street could turn right onto 
westbound 1st Avenue N.   

 
As previously discussed, the city should seek opportunities to purchase the narrow 
parcels along the south side of 1st Avenue N between 7th Street and 9th Street that are 
flanked by 1st Avenue N and the railroad track. Removing the pavement and constructing 
a linear park along the corridor would enhance appearance and improve pedestrian 
movements in conjunction with future roadway improvements.  In particular, the westerly 
parcel between 8th Street and 9th Street is too narrow to develop, so a linear park is a very 
logical use of the property.  The existing use of the property as a car sales lot does not 
enhance the appearance of the corridor, especially since cars tend to be parked in the 
right-of-way, and is not complimentary to other land uses in the immediate area.  The 
property east of 8th Street has more potential due to the fact that the width of the site 
increases near 9th Street.  It is possible that the linear park could be carried onto the 
westerly portion of the site, transitioning into landscaping for a private redevelopment on 
the easterly portion of the site.   
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IV. Conclusion 
 
The success of downtown redevelopment has created an increased public and private 
confidence that positive change on 1st Avenue N is not only possible, but achievable.  It is 
hoped that the city’s pattern of concentrated focus on important commercial districts will 
continue the revitalization occurring in Moorhead. A focused concentration by the City of 
Moorhead and the private sector along 1st Avenue N will dramatically enhance the city’s 
core.  The environmental issues and property deterioration affecting the study area will 
not likely improve unless the city in partnership with private property owners and 
businesses advances steps to continue environmental analysis, transportation 
improvements, property acquisition, and some level of redevelopment incentives along 
the corridor.   
 
Roadway and streetscape improvements will foster a positive tone for the corridor, 
conveying a message of the value and potential of this corridor.  A similar approach in 
Moorhead’s downtown has spurred redevelopment that sets a new and exciting course for 
the central portion of the city.   
 
The proposed 1st Avenue N interim improvements are consistent with the city’s 
Comprehensive Plan, and support directions in which the city is moving, such as Active 
Living by Design, which is a focus of the upcoming Comprehensive Plan Update. The 
information in this study will provide a good base of information for the plan update, 
since land use alternatives will explore varying degrees of infill development combined 
with outward growth.   
 
Improvements to both the public realm and private properties along the 1st Avenue N 
corridor are necessary to bring this area in alignment with present day business and 
residential patterns and will maximize the value of this area of the community, and to 
prevent further disinvestment along the corridor.  The city’s accomplishments thus far 
with the removal of the grain elevator and acquisition of other small sites along the 
corridor are steps in the right direction.  Continued efforts will make 1st Avenue North a 
prosperous, vital community corridor.   
 
 
 
     




















































































































































