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RENAISSANCE ZONE AUTHORITY  

Monday, April 18th, 2016 at 8 a.m. (City Commission Room) 

 Agenda  

 

 

1. Approve Order of Agenda 

 

2. Establish RZA Chairperson 

 

3. Approve Minutes: Regular Meeting of March 10, 2016 

 

4. Review application from Block 9, LLC (New Construction) at 200 Block of Broadway, 

226 5th Street North & 224 5th Street North – Attachment 1 

 

5. Review application from DFI Roberts LLC (New Construction) at 624 2nd Avenue 

North, 625 2nd Avenue North & 217 Roberts Street North – Attachment 2 

 

6. Update on Renaissance Zone Lease Applications 

 

7. Other Business 
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RENAISSANCE ZONE AUTHORITY 
MINUTES 

 
Regular Meeting: Tuesday: March 10, 2016: 
 
The Regular Meeting of the Renaissance Zone Authority of the City of Fargo, North 
Dakota, was held in the City Commission Room at City Hall at 10:00 o'clock a.m., 
Thursday, March 10, 2016. 
 
The Renaissance Zone Authority members present or absent were as follows: 
 
Present: Dr. Dean Bresciani, Commissioner Dave Piepkorn, Bruce Furness, 

Cari Luchau, Deb Mathern 
 
Absent: Commissioner Melissa Sobolik, Steve Swiontek 
 
Acting Chair Commissioner Piepkorn called the meeting to order. 
 
Item 1: Approve Order of Agenda 
Member Mathern moved the Order of Agenda be approved as presented.  Second by 
Member Furness.  All Members present voted aye and the motion was declared carried. 
 
Item 2: Establish RZA Chairperson:  CONTINUED TO THE NEXT MEETING 
 
Item 3: Recognition of Dr. Roger Gilbertson for 16 Years of Dedicated 
Service on the Renaissance Zone Authority 
Acting Chair Commissioner Piepkorn recognized Dr. Gilbertson’s service as a Member 
on the Renaissance Zone Authority.  
 
Item 4: Minutes:  Regular Meeting of December 17, 2015 
Member Luchau moved the minutes of the December 17, 2015 Renaissance Zone 
Authority meeting be approved.  Second by Member Mathern.  All Members present 
voted aye and the motion was declared carried. 
 
Item 5: Review application from DFI 1213 NP LLC (Rehabilitation) at 1213 NP 
Avenue North:  APPROVED 
Project Manager Mark Johnson, DFI Group, presented the proposal to rehabilitate the 
existing structure on this property, the former Mathison Building. 
 
Planner Derrick LaPoint reviewed the criteria staff used during the analysis of the 
proposed project.  Mr. LaPoint stated staff is recommending approval as the proposal 
does meet the guidelines and all required approval criteria. 
 
Member Furness moved to approve the application submitted by DFI 1213 NP LLC and 
to grant the property tax exemption and the State income tax exemptions as allowed by 
the North Dakota Renaissance Zone law contingent upon completion of the project and 



Renaissance Zone Authority 
March 10, 2016  Page No. 2 
 
verification of costs.  Second by Member Mathern.  On call of the roll Members Mathern, 
Piepkorn, Furness, Luchau, and Bresciani voted aye.  Absent and not voting:  Members 
Sobolik and Swiontek.  The motion was declared carried. 
 
Item 6: Review Expanded RZ Boundary:  APPROVED 
Senior Planner Joe Nigg presented this item stating staff is requesting the Board’s 
recommendation to bring this before the City Commission. 
 
Member Furness moved to approve the expanded Renaissance Zone boundary as 
proposed and to forward the recommendation to City Commission for final 
consideration.  Second by Member Mathern.  On call of the roll Members Mathern, 
Piepkorn, Furness, Luchau, and Bresciani voted aye.  Absent and not voting:  Members 
Sobolik and Swiontek.  The motion was declared carried. 
 
Item 7: Update: Downtown City Center Comprehensive Plan RFP 
Joe Nigg presented an update to the Board stating eighteen (18) proposals were 
received, and a City-appointed selection committee has narrowed the list to five (5) 
finalists.  He noted the interviews for these five consulting teams will be conducted on 
March 17th and 18th.  Mr. Nigg stated he will send out an invitation to the Board prior to 
these dates. 
 
Item 8: Other Business 
No other business was discussed. 
 
The time at adjournment was 10:47 a.m. 
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Staff Report 

Renaissance Zone Application for 

Block Nine, LLC (248-F) 

200 Block of Broadway, 224 5th Street N and 226 5th Street N 
Project Evaluation: 

 

The City of Fargo received a Renaissance Zone application from Block Nine, LLC to construct a tower at the 200 Block 

of Broadway, 224 5th Street N, and 226 5th Street N. Pursuant to the application, the intent of the project is to transform 

a 60 space surface parking lot into a mixed-use tower that provides ground level retail space, an 88 key hotel, 22 

residential condominiums, commercial office space, a 337 space parking garage, and a redesigned plaza on 1.6 acres.  

The building will be a 16-story building that will provide for 26,010 square feet (1 level) of retail space on the ground 

floor, 99,185 square feet (4 levels) of office space on floors 2-4 and 6-7, 11,830 square feet (1 level) of amenity space on 

the 5th floor, 59,150 square feet (4 levels) of hotel space on floors 8-11, and 59,150 square feet (5 levels) of residential 

condo space on floors 12-16.  The total square footage of the building would be approximately 257,000 square feet.  

 

Construction will begin in the fall of 2016 and will be completed in the spring of 2019. 

 

The Planning Department has reviewed the application and has provided a project ranking based on the analysis below. 

 

Lines 1: Use consistent with the RZ Plan (as per Visions and Goals): As noted in the 2015 Renaissance Zone 

Development Plan the desired land use on Block 9 is identified as mixed-use with ground level interaction with adjacent 

street right of way.  As proposed, the project will contribute to a number of goals and objectives as outlined in the RZ 

Plan as follows: 
 

1. Activity Generator [goal]: Develop activity generating enterprises along Renaissance Zone’s major 

commercial corridors: Broadway/2nd Avenue.  

 

The mixed use development is in one of the most visible corridors of downtown. A combination of work, 

shop, play and live will attract people at all times of the day. 

 

2. Walkable Districts [goal]: Create “walkable districts” that integrate a wide range of activities and land 

uses; thus encouraging on-street activity… 

 

This design creates a consistent human-scaled public realm that is desirable for maintaining a comfortable 

and walkable environment. 

 

3. Ground Floor Uses [goal]: Reserve ground floor land uses to those that will encourage streets to come to 

life – shops, offices, cafes, restaurants and other “public” facilities. 

 

The ground floor of the project will include mixed retail and the hotel and office lobbies. 

 

4. Neighborhood Center [goal]: Make “Broadway” Fargo’s “Main Street” – a pedestrian-friendly, 

mixeduse magnet that anchors downtown neighborhoods. 

 
This mid-rise, multi-use project will be one of the largest mixed-use projects in the region and will become 

the home for 22 new condos, 500+ employees, 100+ visitors staying in the hotel, in addition to the visitors 

generated by the plaza. 
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5. Urban Design [goal]: Projects will embody strong urban design principles inclusive of building massing 

and form, building materials, pedestrian orientated design, streetscape, building orientation and recognition 

of the importance of defined block corners, architectural style, high building coverage percentages, limited 

setbacks or downtown district appropriate setbacks, design longevity and street level transparency. 

 

6. Transportation [goal]:  Manage downtown transportation, accessibility and parking issues in a manner 

that will allow for further commercial developments and will make the entire area more user-friendly. 

 

7. Safe Streets – Safe Neighborhoods [goal]: Encourage safe streets and safe neighborhoods by relying on 

and utilizing the “natural surveillance” of lively and active streets.  

 

The redevelopment of Block 9 will further enhance the natural surveillance by replacing a surface parking 

lot with an active ground floor of mixed retail and a public plaza. 

 

8. High Quality Housing [goal]:  Continue to encourage the production of unique high quality housing that is 

developed in areas targeted for residential development or as a component of a mixed-use project. 

 

The proposed upscale residential condominiums will provide for high quality housing component of a 

mixed use building. 

 

9. Infill [goal]: Encourage and actively pursue projects that increase the productivity of underutilized 

property such as surface parking lots, vacant land and parcels with low building to land value ratios. Infill 

projects shall conform and be consistent with urban design principles as set forth in Goal 5, above.. 

 

10. Housing Amenities [goal]:  Integrate quality housing with public open space and neighborhood amenities, 

requiring the enhancement of existing amenities in conjunction with the creation of new ones. 

 

The proposed development will provide for retail at the ground level and will renovate the plaza to include 

an ice rink, a band shell, a splash pad/water feature, green space, and numerous seating options. 

 

11. Downtown Entryways [goal]:  Enhance auto entry experiences with landscaping improvements to all 

major corridors (Broadway, Roberts St, 1st/NP Avenue, Main Avenue) and gateway statements at 

Broadway/Main Avenue, Broadway/6th Ave N, 1st Avenue/Red River, Main Avenue/Red River and 

Main Ave/10th Street N. 

 

12. The Place to Be [goal]: Make downtown the entertainment/cultural/recreational center of the city… Make 

downtown a key destination for visitors/conventioneers and a key destination for residents. 

 

13. A Place Like No Other [goal]:  Highlight the unique historic character of the Renaissance Zone by placing 

a high value on historic preservation and overall awareness of the history of the area. 

 

14. 24 Hours a day – 7 Days per Week – 365 Days a Year [goal]:  Design spaces, facilities and features that 

will attract people to the area both day and night, on weekdays and weekends, and during all seasons of the 

year. 

 

The proposed mixed uses of retail, office, hotel, and residential uses will facilitate consistent attraction to 

the building at all times. 

 

15. Connections and Coordination [goal]: … Strong connections between people, places and things to do are 

vital to creating a strong sense of community. 

 

 (19/20 points) 

 

Line 2: Does the investment comply with minimum investment thresholds (locally determined) for residential 

and commercial projects as set forth in this RZ Plan? Pursuant to City of Fargo Renaissance Zone standards, in 

order to qualify for consideration, a project must meet a minimum $40 per square foot capital improvement threshold for 

commercial rehabilitation and $100 per square foot for any new construction. The Block Nine LLC partnership - R.D. 

Offutt Company, TMI Hospitality, and Kilbourne Group – will be making one of the largest real estate investments in 
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Fargo. The $95M investment into this mid-rise, mixed-use project will include 100,000 SF of office, 60,000 SF of 

condos (22 units), an 88-key hotel, 27,000 SF of retail space, a five-level parking garage, and a $3M public plaza on site 

of only 1.6 acres. The resulting construction cost of $387/SF far exceeds the Renaissance Zone’s minimum threshold of 

$100/SF for new construction.  

 

(10/10 points) 

 

Line 3: The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined by this RZ Plan? 
Primary Sector Business: N/A 

 

Active Commercial, Specialty Retail or Destination Commercial: The proposed project will produce a new building on a 

previously vacant and underutilized lot in Fargo’s downtown core and increase activity on an underutilized block.  

 

Mixed Use Development: The proposed uses will include retail, office, hotel, and residential condos. 

 

Large, upscale residential units: The proposed 22 upscale residential condominiums will provide for high quality 

housing component of a mixed use building. 

 

(19/20 points) 

 

Line 4: The investment is located in a “Targeted Area” as defined by this RZ Plan: 

 

1) Parcels that have been vacant or underutilized for an extended period of time: The majority of this site has 

been underutilized since the 1970s. Two-thirds of this site is currently surface parking. While the current plaza has 

been used as a gathering spot during large events, it does not reach the full potential of its prominent location. 

(5/5 points) 

 

2) Parcels specifically targeted for clearance: The RZ Plan designates Block 9 as being appropriate for mixed-

use development with ground level interaction with adjacent street right of way.  

(5/5 points) 

 

Line 5:  The project will create civic space or public space and/or will enhance pedestrian connectivity, 

streetscape amenities or will contribute to street level activation?: This project will enhance and strengthen the 

Broadway corridor by redeveloping an existing lot into a combination of office, retail, residential and a hotel. The project 

will improve the overall appearance and contribute to the overall level of activity in the downtown core. 

 

(9/10 points) 

 

Line 6: Consideration and analysis as to the total actual investment in the project? As proposed, the 

redevelopment project and improvement costs significantly exceed both the 50% (true and full value of the building) and 

$100 per square foot requirement. As previously noted, the application represents a total estimated investment of 

$95,000,000. 
 

(10/10 points) 

 

Line 7: Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community?:  The project does not involve the movement or relocation of a business from 

another North Dakota community. 

 

(10/10 points) 

 

Line 8: Is the project located within a historic district? Will the project fit contextually and will the project 

contribute or enhance the area from an architectural perspective?: This property is located outside the boundary 

of the Downtown Historic District. 

 

(10/10 points) 
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Summary: 

 

This application received a score of 97 on a 100-point scale. The applicant met all required criteria and the use is 

consistent with the RZ Plan. In addition, the proposed rehabilitation project surpasses the local capital improvement 

requirement of $40 per square foot for a commercial rehab and $100 per square foot for new construction. 

 

This project is consistent with the RZ Plan as mixed-use development; activity generator and ground floor uses are 

important initiatives highlighted in the plan.  

 

The amount invested in the project exceeds state and local guidelines. The project does not involve the relocation of 

commercial businesses from another North Dakota city. The applicant will not be seeking any historic preservation tax 

credits. 

 

This project will make use of a lot that is currently underutilized. Staff believes that this project will be a benefit to the 

downtown community and will positively contribute to the health of surrounding businesses.  

 

Suggested motion:   

 

Approve the application submitted by Block Nine, LLC and to grant the property tax exemption and the State 

income tax exemptions as allowed by the ND Renaissance Zone law contingent upon completion of the project 

and verification of costs.  
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 Minimum Criteria (Proposals involving the purchase of income-generating property) 
  Staff 

Rating 

Member 

Rating 

1 Use consistent with the plan (as per Vision and Goals) 19  

2 Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in the RZ Plan? 

10 
 

3 The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined in the RZ Plan: 

 Primary sector business 

 Active Commercial, Specialty Retail and/or Destination Commercial 

 Mixed use development (combination of housing, commercial, and/or retail uses in a 

horizontal or vertical fashion) 

 Large, upscale residential units 

19  

4 The investment is located in a ‘Target Area’ as defined by the RZ Plan: 

 Parcels that have been vacant or underutilized for an extended period of time 

 Parcels specifically targeted for clearance 

10  

5 The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation: 

 Incorporation of "civic" or "public" space within a redevelopment proposal will 

receive additional consideration 

 Demonstrated commitment to strengthening pedestrian corridors and issues of 

"connection" 

 Attention to streetscape amenities 

 Contribution to street activity 

9  

6 Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10  

7 Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community: 

 Commercial tenants that are re-locating within the Downtown Area (as defined by 

the 1996 Downtown Area Plan) are not eligible for tax incentives without special 

approval from the Zone Authority 

 Commercial tenants that are relocating from a North Dakota community (other than 

Fargo) to the Fargo Renaissance Zone are not eligible for tax incentives without 

special approval from the Zone Authority. 

10  

8 Is the project located within a historic district? Will the project fit contextually and will the project contribute 

or enhance the area from an architectural perspective? 

 Although not included in the Project Review Guidelines, historic preservation is 

considered an important component of downtown projects even when Historic 

Preservation and Renovation Tax Credits are not being requested. 

10  

 Total Rating   (100 possible points) 97  
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CITY OF FARGO 

RENAISSANCE ZONE PROJECT APPLICATION 

REHABILITATION OR PURCHASE (NEW CONSTRUCTION) 

Attn: This application must be approved by all local and state review 

entities prior to beginning rehabilitation work. 
 

1. Street address, legal description, and Renaissance Zone Block number of proposed 

project.  If the proposed project involves more than one parcel, please provide relevant 

information for each parcel. 

200 Block of Broadway, 226 5th ST N, 224 5th ST N 
200 Broadway, Fargo ND 
Lots 1, 7-24, Block 9, Block 45, Keeney & Devitts 1st 

Renaissance Zone Block 4 
Parcel # 01-1520-00823-000 (existing parcel including US Bank), 01-1520-00832-000 

& 01-1520-00840-000 

2. Current property owner(s). 

Block Nine, LLC 

3. Name of applicant(s), mailing address, Federal ID number or SSAN, and type of entity 

(partnership, LLC, S-corporation, etc.). 

Block Nine, LLC 
210 Broadway, Suite 300 
Fargo, ND 58102 

Tax ID Number: request submitted 

4. Current use of property 

The property is currently surface parking lots and the US Bank Plaza. The east side of 
this block used to have a contiguous frontage of approximately eight buildings.  

Beginning in the early 1970s, a few buildings were removed and converted to parking. 

By the early 1980s, the remaining buildings were razed and the entire east half 
became surface parking. The parking on the south half was later redesigned into the 
current plaza.   

5. Square footage of the lot and of the building (list each floor separately) 

Lot Size: 72,454 sf 

RESIDENTIAL 

GFA 59,150 SF 

Floors 5 Levels 

Units 22 Units 

HOTEL 

GFA 59,150 SF 

Floors 4 Levels 

Keys 88 Units 

AMMENITY 

GFA 11,830 SF 

Floors 1 Level 

OFFICE 

GFA 99,185 SF 

Floors 4 Levels 

RETAIL/LOBBIES 

GFA 27,610 SF 

Floors 1 Level 

PARKING 

GFA 142,730 SF 

Floors 5 Levels 

Total Spaces 337 Spaces 
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6. Describe the impact this project has on any historical properties  

The property currently contains no buildings, but at one time was 
the site of many historic structures. The Keeney Block, a two-story 

brick building, was constructed on the southwest corner of the 
block in the early 1880s. This building was destroyed by the fire of 
1883. Following the fire, the west side of the block was rebuilt with 
approximately eight different buildings lining the street. In 1964, 
the Merchants National Bank opened their new office on the west 
side of the block (US Bank), sparking additional redevelopment on 
that side of the block. 

Type of project (purchase, rehabilitation, lease, purchase with major 

improvements, historic preservation and renovation, or a 

combination). 

New construction  

7. Project Description.   

What is currently 60 surface parking spaces will be transformed 

into a mid-rise, mixed-use tower that will add to the vibrant city 
core. The structure will include ground-level retail spaces, an 88-
key hotel, residential condominiums, commercial office, a 357-
space parking garage, and redesigned plaza on 1.6 acres in the 
heart of downtown.  

R.D. Offutt Company, TMI Hospitality, and Kilbourne Group formed 
a partnership to develop this property. The 27,000 square feet of 

ground floor will include hotel and office lobbies and mixed retail. 
Class A office space (103,000 SF) will be located on floors 2-7. R.D. 
Offutt Company will relocate its corporate headquarters to Block 9 
and utilize 80,000 SF for its 350 team members. TMI Hospitality 

will own and operate an 88-key AC Hotel by Marriott (47,000 SF) 
on floors 8-11. AC Hotels by Marriott is a European-based boutique-lifestyle hotel located in urban settings. 
The top five floors (59,000 SF) will house 22 upscale residential condos. 

In addition, a seven-story parking garage will be constructed in the northeast corner of the site. The 357 stall 
garage will provide parking for the office tenants and include 49 heated underground stalls for the residential 
condos. 

A completely redesigned plaza will be constructed. The plaza will include a band shell, splash pad, skating 
rink, green space, and numerous seating. The plaza will be programed with different events 200+ days a year 
and will be the public gathering spot for downtown and the entire metro area.    

8. Please provide a break out of “capital improvements”, as defined in Attachment B, and justification that the 

project will meet the City’s investment guidelines.   

Also describe anticipated tenant mix and the expected date of occupancy, completion, lease, or rehabilitation. 

Construction will begin in the fall of 2016 and will be completed in spring of 2019. 

Levels Program Floor Area 

1 Retail/Mixed 27,000 SF 

4 Office 103,000 SF 

1 Amenity 19,000 SF 

4 Hotel 47,000 SF 

5 Residential 59,000 SF 

1 Mechanical 11,0000 

 

BUILDING 

LEVEL 
NET FLOOR 

AREA 
PROGRAM 

Ground 26,010 Retail/Mixed 

2 26,455 Office 

3 26,455 Office 

4 26,455 Office 

5 19,820 Amenity 

6 11,830 Office 

7 11,830 Office 

8 11,830 Hotel 

9 11,830 Hotel 

10 11,830 Hotel 

11 11,830 Hotel 

12 11,830 Residential 

13 11,830 Residential 

14 11,830 Residential 

15 11,830 Residential 

16 11,830 Residential 

TOTAL 256,925 
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9. Describe how the project enhances the stated Renaissance Zone goals and objectives, being as specific as possible 

(see Attachment C) 

Activity Generators.  

The Block 9 project is one of the most prominent locations in downtown and on Broadway. The area 
surrounding this block contains downtown’s most iconic buildings along with some of downtowns highest 
concentration of historic buildings. The site of the Block 9 project once contained mixed-use multi-story 
buildings. During the 1970s-80s, these buildings were slowly replaced with surface parking and eventually the 

current plaza. The effect of this change was a block dominated by surface parking and limited activity.  

The development of Block 9 will restore the “missing tooth” in Broadway’s smile and create both a physically 
inviting and activity generating space. The site currently employs one worker, a parking lot attendant. The 
completion of the project will generate space for approximately 475 people to work in the new offices, 
approximately 50 workers in the hotel, and approximately 35 in the dedicated retail space. The project will 
result in 560 new people working in downtown.  

A study by the International Council of Shopping Centers (ICSC) found 62 percent of office workers shop 

during the workday (31% during lunch and 47% after work). The average office worker spends $96 per week 
during the weekday and, on average, eats lunch outside of their office three out of five days (44% purchasing 

lunch four or five days a week). This results in each U.S. office worker, on average, can support 30 SF of retail 
and restaurant (7 SF of restaurant and 23 SF of retail). Given that all of Block 9 office employees will be new 
to downtown, they alone will be able to support around 15,000 SF of retail and restaurant development.  

The 22 condos will add to the number of residents living in downtown and represent the first time this block 

housed people since the 1970s. The residents in these large upscale units will help drive pedestrian activity, 
support the downtown retail and service industries, and reintroduce residences to a block that is largely 
unoccupied in the evenings and weekends. 

The 88-key AC Hotel by Marriott will provide much needed hotel capacity in downtown. This European-based 
boutique-lifestyle hotel will attract an upscale guest to downtown that will patronize downtown retail and food 
and beverage establishments and further activate the area in the evenings and weekend. 

The plaza will be completely renovated with the goal of becoming the central gathering space for downtown 

and the metro area. The redesigned plaza will include an ice rink, band shell, splash pad/water feature, green 
space, and numerous seating options. The goal is to have the plaza programmed 200-250 days a year with 
unique events and activities. The new features of the plaza will give it potential to become a vibrant gathering 

place. The 200+ activities programmed for the site will undoubtingly generate a tremendous increase in 
activity, foot traffic, and attract tourists.  

Walkable Districts.  

This project will enhance the overall walkability of downtown Fargo by creating a major new employment, 

retail, visitor, and recreational destination point in the heart of downtown. The development of this project 
and plaza will enhance the public realm by replacing the current auto-centric surface parking with mixed-use 
infill and an engaging public plaza. The building’s podium maintains the four-story streetscape that is typically 
seen along Broadway. This design creates a consistent human-scaled public realm that is desirable for 
maintaining a comfortable and walkable environment.  

Ground Floor Uses.  

The ground floor of the project will include mixed retail and the hotel and office lobbies. Kilbourne Group will 
be very deliberate in curating tenants that will enhance street life while functioning as an anchor for the 
project and downtown. The plaza will provide programmed activities 200+ days a year to generate a wide 

variety of activity and visitors in addition to features such as seating, skating, band shell, and a splash pad 
that will in and of themselves draw visitors and street life.  

Neighborhood Center.  

The site of this project is without a doubt one of the most prominent, yet underutilized, locations on 

Broadway. ESPN’s College Game Day, various parades and street fairs, Streets Alive, Cruising Broadway, and 
other major events all radiate from this location. This mid-rise, multi-use project will be one of the largest 
mixed-use projects in the region and will become the home for 22 new condos, 475 employees, 100+ visitors 
staying in the hotel, in addition to the visitors generated by the plaza. There is tremendous opportunity for 2nd 
Avenue to become a major connection to planned riverfront redevelopment to the east and for potentially 
expanding NDSU campus to the west – placing this project and the plaza at the most prominent intersection in 
all of downtown. 
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Transportation Issues.  

The project is located along the most walkable street in the entire state. A pedestrian counter at the 
intersection of Broadway and 2nd Ave averages daily counts of 600-1000+ and the surrounding businesses 

have Walk Scores® of 96. A Great Rides Bike Share station with 10 docks is located in the plaza that 

generated 7,218 bike checked ins/outs last season. The south side of this property is served by MatBus 
Routes 13, 13U, and 17 and a stop for the 15-minute FM Link circulator is 500 feet from this location. In 
addition, the project will be constructing a 357 parking garage on site, the Radisson parking garage is located 
one block to the east on 2nd Ave and new Roberts parking garage with 458 stalls will be constructed one block 
to the west on Roberts St. 

Safe Streets – Safe Neighborhoods.  

The surrounding area of Broadway already benefits from high pedestrian activity and urban design creating 

“eyes on the street.” The redevelopment of Block 9 will further enhance the natural surveillance by replacing a 
surface parking lot with an active ground floor of mixed retail and a public plaza. The greatest benefit will 
occur from helping to further activate this area in the evenings and weekends with hotel guests and additional 
residents. The redesign of the plaza into a much more inviting space will increase pedestrians and the 
programing of the space 200-250 days a year will generate significantly more activity.  

High Quality Housing.  

The mixed use Block 9 project will include 22 upscale condos overlooking the heart of downtown. These units 
will average 2,250 SF and be custom designed and built and have generous ceiling heights and floor to ceiling 
windows providing the best views of downtown. 

Housing Amenities. 

The residents of Block 9 will have access to a variety of amenities: 

 Plaza 

 Ground floor retail 

 Hotel amenities 

 Heated underground parking 

Downtown Entryways.  

This project will significantly improve the Broadway corridor by replacing a surface parking lot with a mixed 
use building. The corridor will be enhanced with the $4M renovation of the plaza that will further enhance this 
iconic corridor. Those visiting downtown and passing by the plaza will immediately recognize this is the public 
gathering space for downtown and will become the default meet-up place. 

The Place to Be.  

The public plaza’s central location and universal design will make it the default community space for Fargo. It 
will be designed for all age groups, have both active and passive elements, and features for every season.  

Seating and gathering space will be at the heart of the design, allowing office workers, residents, shoppers, 
and visitors a fun place to eat, rest, people watch, and meet up. Active elements such as an ice skating rink in 
the winter, a band shell for musicians, and water feature for kids and those young at heart will provide new 

opportunities to draw visitors and create an entertainment and recreational destination during each season. 
The goal of programing the plaza 200-250 days a year will also create destination traffic for those attending 
each event. Just like the plaza itself, the programmed events will be designed to cater to all ages with a wide 
variety of interests.       

A Place Like No Other.  

The area surrounding this block contains some of downtown’s most iconic buildings and some of downtown’s 
highest concentration of historic buildings. The plaza and Block 9 building will greatly benefit from the 

surrounding unique historic character. The unique historic character along with the multi-million-dollar 
redesign of the plaza will make this a special and unique place that everyone will be able to enjoy. 

Spruce up the area 

The Block 9 partners will utilize design professionals to create a design for the plaza that is both functional and 
visually attractive. The use of hardscaping, incorporating architectural elements into the seating areas and 
band shell, and landscaping will improve the aesthetics of this area. The Block 9 mid-rise tower will be 
designed by Skidmore, Owings & Merrill, one of the largest and most influential design firms in the world. SOM 

has earned more than 1,700 awards and is the only practice to have twice been named ‘Firm of the Year’ by 
the American Institute of Architects.  
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Riverfront as an Asset. 

While this property is not located on the riverfront, it will benefit from future redevelopment of the riverfront, 
civic quad, and 2nd Avenue corridor. Second Avenue has great potential to become a prominent pedestrian 

corridor. This corridor will be bookended by NDSU’s downtown campus and the riverfront redevelopment, 

making Block 9 and the plaza a logical node connecting these two important downtown elements. 

Great places have the ability to draw visitors along corridors by providing unique features at regular intervals. 
If designed correctly, the 2nd Ave corridor has the ability to create unique destinations between Broadway and 
the river. The plaza and the adjacent redesign of 2nd Ave into a pedestrian friendly shared space, the civic 
quad, and the river front redevelopment are logical nodes each about 800 feet apart. If the quad and 
riverfront are designed correctly as active spaces, they could help draw the Broadway pedestrian activity 
towards the river and vice versa. 

24 hours a day – 7 days a week – 365 days a year.  

This location will be activated during working hours from the 475 office works in the building who visit 
restaurants and shop over their lunch hour and after work. A study by International Council of Shopping 
Centers (ICSC) found 62% of office workers shop during the workday and on average each lunch outside of 
their office three out of five days (44% purchasing lunch four or five days).  

The condos and hotel will both help activate this area in the evenings and weekends. There will be residents 

living in the 22 condos that will call this area home and help drive pedestrian activity, especially outside of the 
8-5 office hours. The 88-key AC Hotel by Marriott will provide much need additional rooms in downtown. This 
European-based boutique-lifestyle hotel will attract an upscale guest to downtown that will patronize 
downtown retail and food and beverage establishments and activate the area in the evenings and weekend. 

The plaza will be completely renovated with the goal of becoming the central gathering space for downtown 
and the area. The redesigned plaza will include an ice rink, band shell, splash pad/water feature, green space, 
and numerous seating options. The goal will be to have the plaza programmed 200-250 days a year with 

unique activities. The new features in the plaza, the ability for it to become a gathering place, and the 200+ 
activities programed for the site will undoubtingly generate tremendous increase in activity, foot traffic, 
visitors, and tourists.  

Connections and Coordination.  

This project will be thoughtfully designed to enhance the walkability of this area. The surface parking will be 
replaced with a mixed-use building with active ground floor retail and a design that encourages walking 

(frequent doors, high percentage of glass, and pedestrian scale design).  

The redesign of the plaza with added amenities, more seating options, and programed events will create a 
space that is a destination and central gathering space, drawing pedestrians. We envision 2nd Avenue being 
redesigned as a shared space street allowing the plaza to seamlessly transition into the street. This type of 
design will help slow traffic and during large events, such as the Red River Market, festivals, or concerts, the 
design will provide flexibility to close the street, allowing the street and plaza to function as one large public 

realm. A redesigned street could also provide flexibility for a food truck park and other programmed events.  

Kilbourne Group will take ownership of the former Metro Drug building across from the plaza this summer. The 
initial plans would be to redesign the north façade with three or four new entrances and windows to create 
several tenants facing the new plaza. We feel the redesigned 2nd Avenue could provide a wider sidewalk 
provide to allow additional seating areas facing the plaza and create a strong connection between this 
building, the street, and the plaza.  

10. Extent of the exterior rehabilitation (demonstrated improvement to “public” face of building) – include plans 

and/or renderings, if available 

The project will consist of all new construction of both the mid-rise, mixed-use building, and the complete 
renovation of the plaza. Please see the attached rendering of the project. 

11. Describe how the project fits under the Zone’s development guidelines (Attachment D) 

High Priority Land Use 

This project meets the guideline of high-priority land use by creating a mixed-use development with active 
ground floor retail space and offices, large upscale condos, and the RDO headquarters will employ 350 
primary sector employees.  
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Target Areas 

The majority of this site has been underutilized since the 1970s. Two-thirds of this site is currently surface 
parking. While the current plaza has been used as a gathering spot during large events, it does not reach the 

full potential of its prominent location. 

Public Space 

The public realm will be greatly enhanced with this mixed-use infill project. A ground floor filled with retail will 
make the sidewalk on this block face much more interesting and inviting. The $4M investment to create a 
year-round plaza with ice skating, green space, water features, ample seating, a band shell and 200+ 
programmed events will create a public space fitting of this prominent location.   

Investment 

The Block Nine LLC partnership - R.D. Offutt Company, TMI Hospitality, and Kilbourne Group – will be making 

one of the largest real estate investments in Fargo. The $95M investment into this mid-rise, mixed-use project 
will include 100,000 SF of office, 60,000 SF of condos (22 units), an 88-key hotel, 27,000 SF of retail space, a 
five-level parking garage, and a $4M public plaza on site of only 1.6 acres. The resulting construction cost of 
$387/SF far exceeds the Renaissance Zone’s minimum threshold of $100/SF for new construction. Using the 
City’s estimated assessed value, the mid-rise portion of Block 9 investment will result in the project likely 

generating the highest value per acre of any property in Fargo.  

Relocation 

R.D. Offutt Company headquarters is currently located outside of downtown and their investment sends a 
strong signal in this local company’s commitment to downtown. TMI Hospitality, another great local company, 
currently does not own or operate any hotels in downtown. The AC by Marriott will be the first hotel of its kind 
in the upper mid-west. Kilbourne Group will curate new retailers to this location that can create an activate 
the ground floor and fill those segments in the market that are missing. 

12. List of public and private financial commitments.  If the project is funded by the Renaissance Zone Fund, describe 

type of funding and amounts. 

This project will pursue a PILOT tax incentive and TIF district to fund necessary infrastructure improvements 
and the development of the plaza. The remainder of the project funding will be 75% financed and 25% 

privately funded. 

13. Estimated tax impact of Zone incentives to the applicant: List the current true and full value of the building, the 

current annual property tax on the building, the estimated value of the building after improvements have been 

completed, and the estimated five-year impact.  Estimate the potential annual income tax savings.   

Current true and full value: $675,214* 

Current annual property tax on building: $0  

Estimated value of the buildings after improvements: $55,500,000** 

Estimated five-year impact: $ 4,454,694 (317.2 Mill Levy) 

Potential annual income tax savings: each owner/tenant will apply individually for the RZ income tax benefit 

*Estimated assessed value of the land.  
**City’s estimated assessed value 

 

14. Provide evidence that the applicant is current on state and local taxes (Certificate of Good Standing from State 

Tax Commissioner (see Attachment E) and receipt showing proof that local taxes have been paid.  

Submit Project Proposals to: 

Department of Planning and Development, 200 N 3rd Street, Fargo, ND 58102 

Phone 701-241-1474 
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Block 9 

Renaissance Zone Application 
Project Cost Estimate for Capital Improvements 

Project: Block 9, 2xx Broadway, Fargo, ND 58102 

  

  Block 9 
 Existing Building  $                            -    

New Building  $               95,000,000  

 
 $               95,000,000  

  Notes 
 Soft costs have been allocated to each line-item 

Includes Land, Land improvements, & Personal Property cost estimates 

  EXISTING 
 At least $25/SF in capital improvements 

Total Planned Capital Improvements  $                            -    

Total Square Feet                                -    

Planned Capital Improvements/SF  n/a  

  Investment at least 50% of Current Value 

Current True and Full Value  $                   675,214  

1/2 Current True and Full Value  $                   337,607  

Planned Capital Improvements  $               95,000,000  

  NEW CONSTRUCTION 
 At least $100/SF in capital improvements 

Total Planned Capital Improvements  $               95,000,000  

Total Square Feet                       245,095  

Planned Capital Improvements/SF  $                     387.60  
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Staff Report 

Renaissance Zone Application for 

DFI Roberts, LLC (249-F) 

624 2nd Avenue N, 625 2nd Avenue N and 217 Roberts Street N 
Project Evaluation: 

 

The City of Fargo received a Renaissance Zone application from DFI Roberts, LLC to construct a mixed-use 

parking garage at 624 2nd Avenue North, 625 2nd Avenue North and 217 Roberts Street North. Pursuant to the 

application, the intent of the project is to transform a private and publicly owned surface parking lot into a mixed-

use, 458 space parking garage with an outer wrap of 74 residential units and 9 ground level retail spaces.  

 

The city owned garage will be 6-stories and be wrapped by 74 privately owned residential units and 9 retail spaces.  

The wrap on the garage will provide for 8,694 square feet of retail space on the ground floor and 47,615 square feet 

of residential space on the remaining floors.  The total square footage of the building wrap will be 69,619 square 

feet.  

 

Phase 1: The Roberts Ramp will begin construction in June 2016 and be completed by March 2017.  

Phase 2: Roberts mixed-use liner will begin in November 2016 and be completed in August 2017. 

Phase 3: Kesler construction will start in July 2017 and be completed by May 2018. 

 

The Planning Department has reviewed the application and has provided a project ranking based on the analysis below. 

 

Lines 1: Use consistent with the RZ Plan (as per Visions and Goals): As noted in the 2015 Renaissance Zone 

Development Plan the desired land use on Block 10 is identified as the redevelopment of surface parking lots. As 

proposed, the project will contribute to a number of goals and objectives as outlined in the RZ Plan as follows: 
 

1. Activity Generator [goal]: Develop activity generating enterprises along Renaissance Zone’s major 

commercial corridors: Robert Street/2nd Avenue.  

 

Mixed-use development proposal will generate activity by providing for various parking, residential, and 

retail uses. 

 

2. Walkable Districts [goal]: Create “walkable districts” that integrate a wide range of activities and land 

uses; thus encouraging on-street activity… 

 

This design creates a consistent human-scaled public realm that is desirable for maintaining a comfortable 

and walkable environment. 

 

3. Ground Floor Uses [goal]: Reserve ground floor land uses to those that will encourage streets to come to 

life – shops, offices, cafes, restaurants and other “public” facilities. 

 

The ground floor will all be active retail with exception of Roberts St which will include residential stoops 

to activate the street. Roberts Alley will consist of a series of micro retail storefronts with overhead doors. 

 

4. Neighborhood Center [goal]: Make “Broadway” Fargo’s “Main Street” – a pedestrian-friendly, 

mixeduse magnet that anchors downtown neighborhoods. 

 
This multi-use project will become the home for 74 new residential units as well as retail space. 

 

5. Urban Design [goal]: Projects will embody strong urban design principles inclusive of building massing 

and form, building materials, pedestrian orientated design, streetscape, building orientation and recognition 



of the importance of defined block corners, architectural style, high building coverage percentages, limited 

setbacks or downtown district appropriate setbacks, design longevity and street level transparency. 

 

6. Transportation [goal]:  Manage downtown transportation, accessibility and parking issues in a manner 

that will allow for further commercial developments and will make the entire area more user-friendly. 

 

The project will include a 458 parking garage to serve daytime office workers, downtown residents, and 

visitors in the evenings and weekends. 

 

7. Safe Streets – Safe Neighborhoods [goal]: Encourage safe streets and safe neighborhoods by relying on 

and utilizing the “natural surveillance” of lively and active streets.  

 

The redevelopment will further enhance natural surveillance by replacing a surface parking lot with an 

active ground floor of mixed retail. 

 

8. High Quality Housing [goal]:  Continue to encourage the production of unique high quality housing that is 

developed in areas targeted for residential development or as a component of a mixed-use project. 

 

The proposed residential units will provide for the high quality housing component of a mixed use 

building. 

 

9. Infill [goal]: Encourage and actively pursue projects that increase the productivity of underutilized 

property such as surface parking lots, vacant land and parcels with low building to land value ratios. Infill 

projects shall conform and be consistent with urban design principles as set forth in Goal 5, above.. 

 

The proposed project will increase the productivity of a surface parking lot by providing infill development 

of a mixed use parking garage, residential units, and retail space. 

 

10. Housing Amenities [goal]:  Integrate quality housing with public open space and neighborhood amenities, 

requiring the enhancement of existing amenities in conjunction with the creation of new ones. 

 

11. Downtown Entryways [goal]:  Enhance auto entry experiences with landscaping improvements to all 

major corridors (Broadway, Roberts St, 1st/NP Avenue, Main Avenue) and gateway statements at 

Broadway/Main Avenue, Broadway/6th Ave N, 1st Avenue/Red River, Main Avenue/Red River and 

Main Ave/10th Street N. 

 

12. The Place to Be [goal]: Make downtown the entertainment/cultural/recreational center of the city… Make 

downtown a key destination for visitors/conventioneers and a key destination for residents. 

 

13. A Place Like No Other [goal]:  Highlight the unique historic character of the Renaissance Zone by placing 

a high value on historic preservation and overall awareness of the history of the area. 

 

14. 24 Hours a day – 7 Days per Week – 365 Days a Year [goal]:  Design spaces, facilities and features that 

will attract people to the area both day and night, on weekdays and weekends, and during all seasons of the 

year. 
 

This location will be activated during working hours from the ground floor retail and those office workers 

parking in the 458 parking garage. The 71 units at Roberts and the 84 units in Kesler will both help activate 

this area in the evenings and weekends. 

 

15. Connections and Coordination [goal]: … Strong connections between people, places and things to do are 

vital to creating a strong sense of community. 

 

 (18/20 points) 

 

Line 2: Does the investment comply with minimum investment thresholds (locally determined) for residential 

and commercial projects as set forth in this RZ Plan? [note that for mixed-use projects the total square 

footage should be dissected into commercial and residential totals for comparison to minimum investment 

thresholds]: Pursuant to City of Fargo Renaissance Zone standards, in order to qualify for consideration, a project must 

meet a minimum $40 per square foot capital improvement threshold for commercial rehabilitation and $100 per square 



foot for any new construction. DFI Roberts LLC will be investing $9,500,000 for Roberts and investing $10,800,000 for 

Kesler. The total investment will be $20.3 million for both projects including approximately 112,000 square feet of 

apartments (158 units) and approximately 15,000 square feet of retail. The resulting construction cost of $125 per square 

foot exceeds the minimum $100 per square foot requirement. 

 

(10/10 points) 

 

Line 3: The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined by this RZ Plan (see pg. 27)? 

Primary Sector Business: N/A 

 

Active Commercial, Specialty Retail or Destination Commercial: The proposed project will produce a new building on a 

previously vacant and underutilized lot in Fargo’s downtown core and increase activity on an underutilized block. In 

addition, the activation of Roberts Alley. 

 

Mixed Use Development: The proposed uses will include retail, office and residential apartments. 

 

Large, upscale residential units: The proposed residential wrap will include 71 units and the Kesler development will 

include 84 units. 

 

(18/10 points) 

 

Line 4: The investment is located in a “Targeted Area” as defined by this RZ Plan (see pg. 26)? Consideration 

shall be given to whether this property has been vacant or underutilized for a period of time and/or whether 

the property is specifically targeted for clearance (see spreadsheet). 

1) Parcels that have been vacant or underutilized for an extended period of time: The majority of this site has 

been underutilized since the 1970s. The subject location is currently all surface parking lots.  

(5/5 points) 

 

2) Parcels specifically targeted for clearance: The RZ Plan designates Block 10 as being appropriate for the 

redevelopment of surface parking lots.  

(5/5 points) 

 

Line 5:  The project will create civic space or public space and/or will enhance pedestrian connectivity, 

streetscape amenities or will contribute to street level activation?: This project will enhance and strengthen the 2nd 

Avenue North and Roberts Street North corridor by redeveloping an existing surface parking lots into a combination of 

office, retail and residential apartments. The project will improve the overall appearance and contribute to the overall 

level of activity in the downtown core. 

 

(9/10 points) 

 

Line 6: Consideration and analysis as to the total actual investment in the project? As proposed, the 

redevelopment project and improvement costs significantly exceed both the 50% (true and full value of the building) and 

$100 per square foot requirement. As previously noted, the application represents a total estimated investment of 

$20,300,000. 

 
(10/10 points) 

 

Line 7: Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community?: The project does not involve the movement or relocation of a business from 

another North Dakota community. 

 

(10/10 points) 

 

Line 8: Is the project located within a historic district? Will the project fit contextually andwill the project 

contribute or enhance the area from an architectural perspective?: This property is located outside the boundary 

of the Downtown Historic District. 

 

(10/10 points) 

 



Summary: 

 

This application received a score of 95 on a 100-point scale. The applicant met all required criteria and the use is 

consistent with the RZ Plan. In addition, the proposed rehabilitation project surpasses the local capital improvement 

requirement of $40 per square foot for a commercial rehab and $100 per square foot for new construction. 

 

This project is consistent with the RZ Plan as the redevelopment of a surface parking lot into a mixed-use development 

that acts as an activity generator by providing for downtown parking, residential units and ground floor retail uses.  

 

The amount invested in the project exceeds state and local guidelines. The project does not involve the relocation of 

commercial businesses from another North Dakota city. The applicant will not be seeking any historic preservation tax 

credits. 

 

This project will make use of a lot that is currently underutilized. Staff believes that this project will be a benefit to the 

downtown community and will positively contribute to the health of surrounding businesses.  

 

Suggested motion:   

 

Approve the application submitted by DFI Roberts, LLC and to grant the property tax exemption and the State 

income tax exemptions as allowed by the ND Renaissance Zone law contingent upon completion of the project 

and verification of costs.  



 

 Minimum Criteria (Proposals involving the purchase of income-generating property) 
  Staff 

Rating 

Member 

Rating 

1 Use consistent with the plan (as per Vision and Goals) 18  

2 Does the investment comply with minimum investment thresholds (locally determined) for residential and 

commercial projects as set forth in the RZ Plan? 

10 
 

3 The new construction or proposed improvements are representative of “High Priority Land Uses” as 

defined in the RZ Plan: 

 Primary sector business 

 Active Commercial, Specialty Retail and/or Destination Commercial 

 Mixed use development (combination of housing, commercial, and/or retail uses in a 

horizontal or vertical fashion) 

 Large, upscale residential units 

18  

4 The investment is located in a ‘Target Area’ as defined by the RZ Plan: 

 Parcels that have been vacant or underutilized for an extended period of time 

 Parcels specifically targeted for clearance 

10  

5 The project will create civic space or public space and/or will enhance pedestrian connectivity, streetscape 

amenities or will contribute to street level activation: 

 Incorporation of "civic" or "public" space within a redevelopment proposal will 

receive additional consideration 

 Demonstrated commitment to strengthening pedestrian corridors and issues of 

"connection" 

 Attention to streetscape amenities 

 Contribution to street activity 

9  

6 Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10  

 

Consideration and analysis as to the total actual investment in the project: 

 Consideration can be given for the level of capital investment in a project.  (i.e., 

additional consideration can be given for higher levels of investment) 

10  

 

7 Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community: 

 Commercial tenants that are re-locating within the Downtown Area (as defined by 

the 1996 Downtown Area Plan) are not eligible for tax incentives without special 

approval from the Zone Authority 

 Commercial tenants that are relocating from a North Dakota community (other than 

Fargo) to the Fargo Renaissance Zone are not eligible for tax incentives without 

special approval from the Zone Authority. 

10  

8 Is the project located within a historic district? Will the project fit contextually and will the project contribute 

or enhance the area from an architectural perspective? 

 Although not included in the Project Review Guidelines, historic preservation is 

considered an important component of downtown projects even when Historic 

Preservation and Renovation Tax Credits are not being requested. 

10  

7 Consideration as to whether the project will include or accommodate the relocation of a business from 

another North Dakota community: 

 Commercial tenants that are re-locating within the Downtown Area (as defined by 

the 1996 Downtown Area Plan) are not eligible for tax incentives without special 

approval from the Zone Authority 

 Commercial tenants that are relocating from a North Dakota community (other than 

Fargo) to the Fargo Renaissance Zone are not eligible for tax incentives without 

special approval from the Zone Authority. 

10  

8 Is the project located within a historic district? Will the project fit contextually and will the project contribute 

or enhance the area from an architectural perspective? 

 Although not included in the Project Review Guidelines, historic preservation is 

considered an important component of downtown projects even when Historic 

Preservation and Renovation Tax Credits are not being requested. 

10  

 Total Rating   (100 possible points) 95  
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CITY OF FARGO 

RENAISSANCE ZONE PROJECT APPLICATION 

REHABILITATION OR PURCHASE (NEW CONSTRUCTION) 

Attn: This application must be approved by all local and state review entities prior to 

beginning rehabilitation work. 
 

1. Street address, legal description, and Renaissance Zone Block number of proposed project.  If the proposed 

project involves more than one parcel, please provide relevant information for each parcel. 

625 2 Ave N 
S 1/2 OF 9 & ALL OF 10, 11 & 12, Block 3, Roberts Addition 
01-2381-00560-000 

217 Roberts St N 

S 30 FT OF 8 & N 1/2 OF 9, Block 3, Roberts Addition 
01-2381-00547-000 

624 2 Ave N 
A, B, C, D, E & F, Block 2 HAGAMANS SUB PT BLK 2, Roberts Addition 
01-2381-00350-000 

Renaissance Zone Block 2 & 6 

2. Current property owner(s). 

DFI Roberts LLC 

3. Name of applicant(s), mailing address, Federal ID number or SSAN, and type of entity (partnership, LLC, S-

corporation, etc.). 

DFI Roberts LLC 
210 Broadway, Suite 300 
Fargo, ND 58102 
Tax ID Number: request submitted 

4. Current use of property 

The property is currently a combination of both privately and publicly owned surface parking lots.  

5. Square footage of the lot and of the building (list each floor separately) 

625 2nd Ave N - 33,653 
217 Roberts St N - 9,198 

624 2nd Ave N - 19,738 

6. Describe the impact this project has on any historical properties  

The subject properties contain only surface parking lots, but at one point included some significant historic 
structures. 

The Columbia Hotel was located on the northeast corner of Roberts Street and 2nd Avenue North. It was a 
four-story brick structure with its entrance facing Roberts Street. It opened on October 1, 1888 and featured 
100 electric lighted, steam heated, and superbly furnished rooms. Five years after opening, it was lost in the 
great fire of 1893. The ruins of the building stood at the site for a decade, as did much of the entire block, 
until the location became the site of Fargo’s first Public Library. Aided by a $20,000 grant from Andrew 
Carnegie, the new library opened January 26, 1903. A number of other buildings were constructed on 2nd 
Avenue between the library and the alley, most notably the Salvation Army. All were razed at different points 

to make way for surface parking, including the library in 1970. 

The Kesler Block was a three-story brick structure built in 1892 on what is today the surface lot between the 
Merchant’s National Bank (King House Buffet) and the Graver Inn Apartments. The upper floor was originally 
used as a Masonic Temple until 1899 and later by the Benevolent and Protective Order of Elks in the early 
1900s. The upper floors were converted for housing and called the Kesler Apartments. The ground floor was 
used by a variety of different retailers over the years. During the 1970s, significant historic building stock was 
razed for parking. The Kesler Block is a prime example, as it was demolished in 1976 and has remained a 

parking lot since. 



Type of project (purchase, rehabilitation, lease, purchase with major improvements, historic preservation and 

renovation, or a combination). 

New construction  

7. Project Description.   

The Roberts and Kesler projects are part of a multi-year public-private partnership to redevelop these sites 

into vibrant mixed-use buildings. The Roberts/Kesler development plan seeks to deliver a high quality and 
thoughtfully designed project creating new living, shopping, food and beverage experiences. Our design will 
provide a mix of new, and much needed, housing options along with ground floor retail, activated streets, and 
458 parking stalls. 

Phase 1 
The Roberts parking garage will begin construction in June 2016 and be completed by March 2017. This six 
story garage will have 458 stalls. This precast parking garage, upon completion, will be owned and operated 

by the City.  

Phase 2 
The Roberts mixed-use building lining the parking structure will begin in November and be completed in 
August 2017. The building will consist of 47,615 rentable square feet of residential apartments (71 units). The 
ground floor will include 8,694 SF of retail along 2nd Ave N and Roberts Alley. The alley retail, averaging 594 
SF, will be designed with overhead doors and target incubator retail, boutiques, and service providers. The SW 
and SE corners will be designed for food and beverage with retail in-between. The mixed-use Roberts building 

and the Roberts parking garage will share stair/elevator towers located in the SW along 2nd Ave and NE in 
Roberts Alley. The intent is to drive pedestrian activity going to and from the garage past the ground floor 
retail to drive sales and exposure. 

  

Phase 3 

Kesler construction will start in July 2017 and be completed in May 2018. The building will consist of 6,766 SF 
of ground floor retail along 2nd Ave N and Roberts Alley. The alley retail, averaging 594 SF, will be designed 
with overhead doors and target incubator retail, boutiques, and service providers. Kesler will have 65,092 
rentable square feet of residential apartments (84 units). 

8. Please provide a break out of “capital improvements”, as defined in Attachment B, and justification that the 

project will meet the City’s investment guidelines.   

Also describe anticipated tenant mix and the expected date of occupancy, completion, lease, or rehabilitation. 

Phase 1 – Roberts Garage will include 458 parking stalls. Phase 1 of construction will start June 2016, with 
completion expected by March 2017. 
Phase 2 – Roberts mixed-use building will include 74 apartments (47,615 SF) and nine ground floor retail 
units (8,694 SF). Phase 2 of construction will start November 2016, with completion expected by September 

2017. 
Phase 3 – Kesler will include 84 apartments (65,092 SF) and 6,766 SF of retail. Phase 3 of construction will 
start July 2017, with completion by May 2018. 



9. Describe how the project enhances the stated 

Renaissance Zone goals and objectives, being as 

specific as possible (see Attachment C) 

Activity Generators 

Pedestrian friendly public realms fundamentally 

must be inviting, safe, and generate trips with 
a purpose. To make the space inviting requires 
buildings to frame the street to create an 
outdoor room and the buildings must have 
frequent doors and windows facing the 
sidewalk. The environment needs to be safe. 
Designing pedestrian friendly streets to slow 

traffic helps accomplish this. In addition, people 
feel safer in public spaces when other people 

are present. Finally, purposeful walking needs 
useful trips, which is accomplished by mixing 
different land use (work, shop, live, play) in a 
compact environment. When the built 
environment achieves all three (inviting, safe, 

and convenient) then a person will walk by 
choice.   

With this in mind, it is easy to understand how 
the project site in its current form creates a 
dead zone for pedestrian activity. It suffers 
from a lack of pedestrians as the site is taken 

up by vehicles. Pedestrians are only present as 
they enter and exit their cars. The site lacks a 

“sense of place” because there are no buildings 
framing the streets. The lack of buildings 
provides nothing to see or do. This combination 
creates an environment that people simply 
avoid because it’s void of activity and others. 

The Roberts and Kesler projects will 
substantially increase the activity in this area. The 458 parking spots will address parking shortages in the 
core and the office workers, residents, and visitors using the parking garage will generate increased activity. 
The resulting foot traffic from those using the garage will be strategically funneled past either the ground floor 
retail along 2nd Ave or through Roberts Alley and past the new and existing retailers. All three public frontages 
of the parking garage will be wrapped with a mixed-use liner to activate the street with different uses and 
hide the garage from sight.  

The streetscape along 2nd Ave and Roberts St will be enhanced with the pedestrian in mind. Generous 

sidewalks with bump outs at the intersections will create opportunities for sidewalk seating. The redesign of 
2nd Ave will align with the City’s goal of creating an east-west connection to the riverfront. The planned 
restaurant at the corner or 2nd Ave and Roberts St with a large outdoor seating area will receive exposure 
from the south and will take advantage of growing pedestrian activity along Roberts St. The prominent retail 
at 2nd Ave and Roberts Alley has been designed to draw Broadway pedestrians west and into the alley. While 

retail is not planned along Roberts St, the ground floor walkup units with stoops are designed to bridge the 
divide between the public and private realms, inviting opportunities for social interaction. 

Walkable Districts.  

While a parking garage is at the heart of this redevelopment, the project has been designed first and foremost 
for pedestrians. The ground floors on both the Roberts and Kesler buildings will include retail along 2nd Ave 
and along Roberts Alley. Second Ave will be redesigned with wide sidewalks that make walking comfortable 
and provide opportunities for outdoor seating. The ground floors will feature frequent entrances and large 

amounts of glass, both critical design elements for creating an interesting environment. Roberts St will include 
this same design element with individual entrances and stoops for the ground floor apartments to provide 
opportunities to generate social interaction and street life.    

Ground Floor Uses  

The ground floor will completely be active retail with exception of Roberts St, which will include residential 
stoops to activate the street. Roberts Alley will consist of a series of micro retail storefronts, featuring 
overhead doors to connect the interior spaces with the public realm. 



Neighborhood Center  

The proximity of this location between Broadway and NDSU’s downtown campus to the west can create a 

potential new activity node for downtown. Roberts Alley also has the potential to become the second busiest 
pedestrian corridor in downtown. The Roberts and Kesler mixed-use projects will be at the heart of this 

transformation, due to the physical design of this location, but also by positively influencing people’s 
perception of this block. The Roberts and Kesler projects have the potential to become anchors of downtown 
Fargo, both in retail and residential activity. These anchors could help spur future active retail and investment 
along Roberts St. 

Transportation Issues 

The project will include a 458 parking garage to serve daytime office workers, downtown residents, and 
visitors in the evenings and weekends. The south side of this property is served by MatBus Routes 13, 13U, 

and 17. NDSU students generate significant activity in this area, as many of them use Roberts St as a bike 
thoroughfare to Renaissance Hall. Many students also frequently pass this site to board the bus at Klai Hall. 
The vision of creating a 2nd Ave corridor to access the river has also influenced our design and intent for a 

pedestrian friendly redesign of the street. Currently, many pedestrians cross the surface parking lots to 
connect to Broadway. An east-west pedestrian corridor between Roberts St and Roberts Alley will be included 
on the north side of the parking garage to maintain this connection. Finally, Roberts Alley will be reconstructed 

as part of the project and include design features to enhance its walkability. The NE corner of the Roberts 
building will include an area to house dumpsters and also provide parking for delivery trucks. Relocating the 
dumpsters and shifting delivery trucks to a designated area will allow for better vehicular and pedestrian 
movement through the alley.  

Safe Streets – Safe Neighborhoods. 

The redevelopment of this block will further enhance the natural human surveillance by replacing a surface 
parking lot with an active ground floor of mixed retail. There are approximately 5,000 residents living in 

downtown, the majority being the result of NDSU’s downtown expansion in the last decade. Those familiar 
with downtown Fargo’s progression are fully aware of the new life that has been breathed into downtown with 
the increase in the number of its residents. The introduction of residential units with these projects will further 

expand downtown’s population and provide much needed foot traffic and activity in this area. Placing 
restaurants on the corners, active ground floor retail (including the alley), ground floor residential stoops, and 
the upper floors filled with a variety of different living options will help saturate this area with activity and 
“natural surveillance.”  

High Quality Housing  

Roberts will offer 74 residential units and Kesler will offer 84 residential units. Each will include micro, one-
bedroom, and two-bedroom units. These units will be geared toward students, young professionals, “renter by 
choice,” with a variety of different configurations and price points. 

Housing Amenities 

Roberts and Kesler are being designed by Elness Swenson Graham Architects (ESG), a 93-person architectural 

firm with a national practice in urban residential, restaurants, hospitality, workplace environments, student 

housing, higher education and urban design. Headquartered in Minneapolis, MN, the firm enjoys a leadership 
position in urban residential and mixed use redevelopment. In recognition of its innovation, the American 
Institute of Architects awarded ESG the AIA Firm Award for “innovation in urban residential mixed use 
design.” Their design expertise will ensure units are thoughtfully designed with both aesthetics and 
functionality in mind. Some units will include their own balconies and a shared rooftop patio will overlook the 
alley. Select units will have washers and dryers. The micro and one-bedroom units will not include washers 

and dryers to save space and lower the price point. However, a hybrid laundromat-café – self-service 
laundromat where one can purchase food and drinks – will be pursued for one of the alley storefronts. This 
amenity would not only serve these projects, but address a missing service in downtown. Unlike suburban 
style apartments that provide numerous amenities on site, these apartments will benefit from its urban 
location. The residents will be able to walk to dozens of restaurants, numerous art galleries, bars and clubs, 
the library, post office, banks, service providers, and so forth. The block of Broadway to the east is a “Walkers 
Paradise” according to Walk Score® and the benefit of living in a mixed-use environment cannot be 

overemphasized as the most important amenity for these residents. 

Downtown Entryways 

Roberts St, one of the identified corridors in the Renaissance Plan, will be improved with this mixed-use 
development. The streetscape, public realm, and built environment will create a much improved experience 
for those on foot and in their vehicles. Improving this corridor’s experience is critical to develop a positive first 
impression for those visitors who will use the City-owned parking garage. The proposed redesign of the street 

and public realm is being led by Land Elements to create a functional and pleasing streetscape.    



The Place to Be 

The reinvention of Roberts Alley to a pedestrian oriented public realm could position this corridor to become a 

unique and sought after experience. The Alley Fair has shown how alleys can become a place for socializing 
and entertainment. Activating Roberts Alley with ground floor retail, restaurants, and a pedestrian friendly 

design can turn elements of the yearly Alley Fair into a daily experience. The corner of Roberts St and 2nd Ave 
has been designed with a restaurant in mind. This south facing location with large sidewalks will create an 
opportunity for the restaurant to have a large outdoor seating, an experience that is frequently found in great 
cities, but missing from Fargo. 

A Place Like No Other 

The area surrounding this block contains some of downtown’s most iconic buildings and some of Fargo’s 
highest concentration of historic buildings. The infill of these parcels will greatly improve this prominent, yet 

generally overlooked area. The project names were chosen to pay homage to the historical importance of this 
site. The Roberts project is named for Samuel G. Roberts; the namesake of Roberts St. Roberts, one of 
Fargo’s earliest settlers. The Kesler Block was a three-story brick structure built in 1892 on what is today the 

surface lot between the Merchant’s National Bank (King House Buffet) and the Graver Inn Apartments. The 
upper floor was originally used as a Masonic Temple until 1899 and later by the Benevolent and Protective 
Order of Elks in the early 1900s. The upper floors were later converted for housing and called the Kesler 

Apartments. 

Spruce up the area 

It is well known, a Carnegie Library once stood at this location until demolished in 1971. It is assumed by 
many, that buildings once stood on the entirety of the surface lots where this project is located. While it is 
true for the Kesler Block, the lots north of 2nd Ave were never entirely developed, according to Sanborn maps 
of historical downtown Fargo. Prior to the great fire of 1893, only the Columbia Hotel and six row homes stood 
on this site. Following the great fire of 1893, the entire area was only rubble until the library was built in 

1903. By 1910, six small single family homes had been built along Roberts St and the southern block face 
along 2nd Ave had a continuous frontage of two and three story buildings. For all intents and purposes, the 
only development on this site that took place was a stretch of buildings along 2nd Ave. The remainder of the 

block all the way to the existing Herald Apartments was never developed or only contained a handful of small 
homes. Upon completion of the four phases (Roberts Garage, Roberts, Kesler, and Dillard) will mark the first 
time this entire area has been fully built out.   

Riverfront as an Asset 

While this property is not located on the riverfront, it will benefit from future redevelopment of the riverfront, 
civic quad, the Block 9 Plaza, and an improved 2nd Ave corridor. Second Avenue has great potential to become 
a prominent pedestrian corridor. This corridor will be bookended by NDSU’s downtown campus and the 
riverfront redevelopment, placing this property directly along this connection.  

24 hours a day – 7 days a week – 365 days a year.  

This location will be activated during working hours from the ground floor retail and those office workers 

parking in the 458 stall parking garage. The 71 residential units at Roberts and the 84 units at Kesler will 

activate this area throughout the day as well as during the evenings and weekends. These apartments will 
contain a total of 178 bedrooms. The redesign of Roberts Alley into a pedestrian friendly corridor will make it 
more inviting and a unique destination to spur activity. 

Connections and Coordination.  

This project will be thoughtfully designed to enhance the walkability of this area. The surface parking will be 

replaced with a mixed-use building with active ground floor retail and a design that encourages walking 
(frequent doors, high percentage of glass, and pedestrian scale design).  

The design of Kesler will aligns with the long term goals Kilbourne Group has for the Black Building and the 
C.R. Stone (former Avalon) building. The Roberts Alley connection will be enhanced with this infill, as well as 
the connections between the former Avalon building and the Black Building and 1st Ave to this site via the 
north-south alley running along the Gardner building. Roberts will include a corridor for pedestrian access 
between Roberts St and Roberts Alley to allow this commonly used connection to continue.  

10. Extent of the exterior rehabilitation (demonstrated improvement to “public” face of building) – include plans 

and/or renderings, if available 

The project will consist of all new construction. Please see the attached renderings of the project. 

 

 



11. Describe how the project fits under the Zone’s development guidelines (Attachment D) 

High Priority Land Use 

This project meets the guideline of high-priority land use by creating a mixed-use development with active 
ground floor retail space and large upscale apartments (and small units targeting a lower price point).  

Target Areas 

The majority of this site has been underutilized since the 1970s. One-hundred percent of these sites are 
currently surface parking. 

Public Space 

The public realm will be greatly enhanced with this mixed-use infill project. A ground floor filled with retail will 

make the sidewalks along these projects much more interesting and inviting. Kesler will also include a 
courtyard that will be designed to enhance daylighting into the apartments, provide green space for the 
residents, and provide an outdoor seating area that will connect the Kesler, Black Building, and C.R. 

Stone/Avalon (which Kilbourne Group will take ownership in June) projects. The fourth phase of the project is 
planned to take place on the parking lot currently owned by the Dillard family directly north of the future 
parking garage. This phase proposes a small pocket park for the residents, softening the built environment. 

Investment 

DFI Roberts LLC will be making a $9,500,000 investment for Roberts and making a $10,800,000 investment 
for Kesler. This $20.3M total investment into these two projects will include 112,707 SF of apartments (158 
units) and 15,460 SF of retail. The resulting construction cost of $126/SF exceeds the renaissance zone’s 
minimum of $100 SF.   

Relocation 

The project is projected to contain only new businesses in the ground floors and the upper floors will provide a 

much needed variety of housing options. The micro retail storefronts in the alley will provide suitable startup 
and incubator space for new retailers and service providers.  

12. List of public and private financial commitments.  If the project is funded by the Renaissance Zone Fund, describe 

type of funding and amounts. 

This project is part of the City-initiated TIF Financing District No. 2015-03. This TIF was created to pay for the 
Roberts parking garage and necessary street and infrastructure upgrades. The project will not pursue any 
other economic development incentives. The project funding will be 75% financed and 25% privately funded. 

13. Estimated tax impact of Zone incentives to the applicant: List the current true and full value of the building, the 

current annual property tax on the building, the estimated value of the building after improvements have been 

completed, and the estimated five-year impact.  Estimate the potential annual income tax savings.   

Current true and full value: $702,000 

Current annual property tax on building: $0  

Estimated value of the buildings after improvements: $20,300,000* 

Estimated five-year impact: $1,609,790 (317.2 Mill Levy) 

Potential annual income tax savings: $1,000 

*Construction Costs 

 

14. Provide evidence that the applicant is current on state and local taxes (Certificate of Good Standing from State 

Tax Commissioner (see Attachment E) and receipt showing proof that local taxes have been paid.  

Request has been submitted to the State. 

Submit Project Proposals to: 

Department of Planning and Development, 200 N 3rd Street, Fargo, ND 58102 

Phone 701-241-1474 

 

 



 

Roberts & Kesler 

Renaissance Zone Application 
Project Cost Estimate for Capital Improvements 
Project: Roberts & Kesler, 625 & 624 2nd Ave N, Fargo, ND 
58102 

  

  Roberts & Kesler 
 Existing Building  $                            -    

New Building  $               20,300,000  

 
 $               20,300,000  

  Notes 
 Soft costs have been allocated to each line-item 

Includes Land, Land improvements, & Personal Property cost estimates 

  EXISTING 
 At least $25/SF in capital improvements 

Total Planned Capital Improvements  $                            -    

Total Square Feet                                -    

Planned Capital Improvements/SF  n/a  

  Investment at least 50% of Current Value 

Current True and Full Value  $                   702,000  

1/2 Current True and Full Value  $                   351,000  

Planned Capital Improvements  $               20,300,000  

  NEW CONSTRUCTION 
 At least $100/SF in capital improvements 

Total Planned Capital Improvements  $               20,300,000  

Total Square Feet                       160,123  

Planned Capital Improvements/SF  $                     126.78  
 

 
 

 

 

 

  

 

 



 
 

 



 

 
 

 



 
 

 
 



 

 



 



 
 

 

 

 

 

 

 



 
 

 

 

 



 
 

 

 


