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CHAPTER 1 - INTRODUCTION 

IMAGINING VALLEY CITY’S FUTURE 

Building on past planning efforts, the Valley City 2045 

Comprehensive Plan (Valley City 2045) seeks to “guide 

public and private development”1 in a logical and 

efficient manner and to protect growth and 

transportation corridors. Valley City 2045 also reflects a 

vision that preserves the City’s character and small-town 

feeling while addressing growth in a way that enhances 

the quality of life experienced by its residents and 

business owners.   

Valley City 2045 updates and replaces the land use 

elements of the 2000 Land Use and Transportation Plan to 

address a 2045 planning horizon and to identify policies, 

projects and other investments that move Valley City 

ahead. This project is led by the City’s consultant, 

Stantec Consulting (Stantec) together with Valley City 

leadership and the North Dakota Department of 

Transportation (NDDOT). The Valley City 2045 

Comprehensive Plan was developed concurrently with 

the Valley City 2045 Transportation Plan. 

REGIONAL CONTEXT AND PLANNING AREA 

Valley City, in Barnes County North Dakota, is located 

approximately 60 miles from the Fargo metropolitan 

area, 35 miles from Jamestown and 135 miles from

1 ND Century Code 40-47-03 

 

 Bismarck, the state capital. The City, located along the  

I-94 corridor, is bisected by the Sheyenne River and is

bordered by agricultural lands.

The planning area for Valley City 2045 (Figure 1-2) 

includes Valley City and the City’s Extraterritorial 

Jurisdiction (ETJ). 

Figure 1-1   Location Within North Dakota 

Valley 
City 
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Figure 1-2  Valley City 2045 Planning Area 
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APPROACH AND ORGANIZATION 

Valley City 2045 builds on the 2000 Valley City Land Use 

and Transportation Plan, proposing a detailed program 

of specific actions and concepts that are intended to 

advance the economy of the City and improve the lives 

of its residents. Through this process, Valley City 2045 

brought together residents, business owners, elected 

officials, City staff, civic groups and other entities in a 

conversation around how best to ensure that Valley City 

makes smart investments that attract businesses, create 

jobs, and improve critical infrastructure while remaining a 

great place to live, work, and play.  

PURPOSE OF VALLEY CITY 2045 

The plan should serve multiple purposes: 

• To guide public decision-making related to

development proposals,

• To coordinate long-range planning efforts between

Valley City and Barnes County,

• To plan for future service and facility needs,

• To support efforts to market Valley City as an ideal

community for living, working, playing, working, and

raising a family"; and

• To guide annual work plans for City departments.

An important feature of Valley City 2045 is its integration 

of a comprehensive and a transportation plan. This 

approach allows for testing the impacts of future 

development ideas on Valley City's transportation 

network, as well as guiding transportation improvements 

to align with the City's future land use vision. 

PLAN ORGANIZATION 

• Chapter 1 - Introduction

• Chapter 2 - Valley City Today, presents a snapshot of

the City in late 2017. By documenting existing

conditions, those involved in the planning process

can identify the issues and opportunities, which will be

the basis for Valley City 2045.

• Chapter 3 – Downtown has two sections. The first

addresses aspects of downtown and the second is an

analysis of development opportunities in downtown.

• Chapter 4 - Goals and Policies This chapter contains a

detailed expression of Valley City’s desire for the

future and is truly the heart of Valley City 2045.

• Chapter 5 - Valley City Choices, will consider

alternative opportunities for growth and

enhancement and the implications of each.

• Chapter 6 – Valley City 2045 presents the Future Land

Use Map for 2045 along with related acreages and

land use category descriptions. It also includes a

development concept that provides added

dimension and strategic approaches.

• Chapter 7 – Valley City Tomorrow addresses

population accommodation and infrastructure

impacts of the growing population

• Chapter 8 – Implementation Matrix

• Chapter 9 – Beyond 2045 presents a Future Land Use

Map with a planning horizon beyond 2045

• Appendices (separate document)
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Since completion of the Valley City Land Use and 

Transportation Plan in 2000, the nation suffered one of 

the worst economic and fiscal crises in recent history. In 

many communities, economic stagnation resulted in 

declining home values, widespread foreclosures, limited 

consumption, and high unemployment. However, Valley 

City weathered the difficult economic downturn with 

encouraging resiliency.  

Not only have property values increased in Valley City 

since 2000, but the City has added facilities and services 

including the Gaukler Family Wellness Health and 

Physical Education Center (Gaukler Family Wellness 

Center) to ensure a high quality of life for City residents. In 

addition, economic development opportunities within 

the City now include three established industrial and 

technology parks. 

2 https://viewfinder.expedia.com/beautiful-towns-50-states/ 

TRENDS AND INFLUENCES 

National and regional trends suggest a changing context 

for Valley City today and have spurred community 

conversations about the City’s future. This section 

presents information from the September 2018 

community meeting, as well as data received to date 

from project surveys and interviews with businesses and 

community leaders." 

Several trends and influences that likely impact Valley 

City’s future have already been identified. An overview 

of each is presented below and most are discussed in 

greater detail in Chapter 2. 

COMMUNITY CHARACTER 

Expedia.com has named 

Valley City the “Most 

beautiful City in North 

Dakota” and encouraged 

people to visit2.  Valley 

City is a beautiful community in the scenic Sheyenne 

River Valley. The many distinct bridges throughout the 

City have given it its notable nickname of the City of 

Bridges. This unique community provides the opportunity 

for a small-town feel.   

Figure 1-3   A Scenic Drive in Valley City 

http://www.hellovalley.com/tourism
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Source: Stantec, Valley City Community Survey and Wordle.com 

In responses to the community survey, Question #2 

“What do you like most about living and/or working in 

Valley City?”, residents predominantly identified the 

following factors: 

• Feeling of community,

• The security of living in a small town,

• Safe and friendly community and

• Nostalgic small-town feel.

Quality of life has become very important for companies 

considering multiple locations and for job seekers 

considering multiple offers. It can be the ultimate 

deciding issue. Maintaining what’s best about Valley City 

today is important to the City’s future. 

HISTORIC RESOURCES 

Valley City’s history is reflected in its urban grid, the 

storefronts of historic downtown, the landmark Rosebud 

Visitor Center, the Sheyenne River. the bridges, the Valley 

City Barnes County Library, and Valley City State 

University (VCSU).  

Table 1-1 lists the Valley City buildings included on the 

National Register of Historic Places. Many of these 

buildings date back to the late 19th Century.  Successful 

preservation of these structures has contributed to the 

reputation of downtown Valley City as one of the most 

intact turn-of-the-century towns in North Dakota. 

A “Walking Guide to the Historic Buildings of Valley City’s 

Downtown Commercial District” was developed in 2004 

by NDSU architectural students. A copy of this guide is 

included in Appendix 1 

Figure 1-4   Question # 2 Responses 
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Table 1-1 

NATIONAL REGISTER OF HISTORIC PLACES 

All Saints' Episcopal Church 

516 N. Central Avenue  

Added 1992 

Architectural Style: Gothic Revival 

Period of Significance:  1875-1899 

State Normal School at Valley City (now 

VCSU) Historic District Roughly bounded 

by College Street SE., Second Avenue SE, 

Viking Drive, and Second Avenue SW 

Added 1995 

Architectural Style: Late 19th And 20th 

Century Revivals, Modern Movement, 

Late Victorian 

Period of Significance: 1925-1949, 1900-

1924, 1875-1899 

Amphitheater and Fieldstone WPA 

Features 

Pioneer Park 

5th Street and 8th Avenue NW 

Added 2011 

Features built by the Works Progress 

Administration in 1937 include four 

fieldstone cairns and "PIONEER" 

spelled out with stones 

US Post Office  

149 NE. Third Street 

Added 1989 

Architectural Style: Classical Revival 

Period of Significance: 1925-1949, 1900-

1924 

Barnes County Courthouse 

491 Second Avenue NW  

Added 1985 

Architectural Style: Classical Revival 

Period of Significance: 1925-1949 

Valley City Barnes County Library 

Aka  Valley City Carnegie Library 

413 Central Avenue 

Added 1979 

Architectural Style: Classical Revival 

Period of Significance: 1900-1924 

Rudolf Hotel  

Central Avenue and 2nd Street 

Added 1983 

Architectural Style: Classical Revival 

Period of Significance: 1925-1949, 

1900-1924 

Valley City Municipal Auditorium 

(Nazarene Church) 

320 Central Avenue S 

Added 2008 

Period of Significance: 1950-1974, 1925-

1949 

Source: National Register of Historic Places 
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   Source: National Register of Historic Places 

Source: National Register of Historic Places, Stantec Consulting 

Figure 1-5   Historic Sites in Valley City 
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. 

Valley City 1878 Valley City 2018 

Figure 1-6   Valley City 1878 and 2018 

Source: Barnes County Historical Society Museum 
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CHANGING POPULATION CHARACTERISTICS 

Changes are evident across Valley City’s age groups. 

Baby boomers are retiring, some previous City residents 

are coming back home, professional workers are 

choosing to wait longer to start a family and there are an 

increasing number of single person households.  

Over the years, Valley City has developed a reputation 

as a family-friendly community. About 87% of those 

attending the September 2017 Community Meeting for 

Valley City 2045 indicated that they would recommend 

living in Valley City to a young family.  

Looking to the future, three changes in the City’s 

population profile could be problematic. Each is 

addressed in more detail in Chapter 2: 

• The fastest growing age group is over 65.

• Another Valley City trend that is seen across North

Dakota’s smaller cities and rural areas is that young

people continue to leave for larger cities.

• Nationally, the age 25-to-54 is viewed as prime

working ages. In Valley City, that group has been

shrinking.

Valley City 2045 offers an opportunity to identify ways 

that Valley City can maintain its favorable small-town 

experience and quality of life.  

Retaining and Attracting Quality Employees 

 Valley City’s businesses emphasized the need to retain 

and attract quality employees in this project’s employers 

telephone survey (Appendix 4). The main challenges 

they identified were quality affordable housing and jobs 

for a spouse. City leaders and employers play a role in 

the attraction, development and retention of talented 

workers that will provide value to Valley City for 

generations to come. 

Early in the development of Valley City 2045, the 

planning team convened Focus Groups of Valley City’s 

young professionals and college students. They first met 

with a group from the Valley City Young Professionals 

Network to confirm national research. The group shared 

their appreciation for the unique opportunity of starting 

their career in a smaller community; “Valley City is small 

enough that people know each other” but it is “big 

enough that it has most things you would want”. They 

pointed to “sense of welcome” as a real positive. They 

would recommend Valley City to other young 

professionals but were challenged by the high cost of 

housing and childcare. 

The consultant team also met with 

representatives of the VCSU Student Senate. 

These students appreciate that Valley City is 

a small city and that they can walk from 

VCSU to downtown easily. They noted that 

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwjN4e6ykvvhAhVJl1QKHQ6oBZwQjRx6BAgBEAU&url=https%3A%2F%2Fvalleycitynd.org%2Fpages%2FCareerFair&psig=AOvVaw2FO_p4gODZnngwtS-hTQGL&ust=1556827903861956
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about 70% of the students have cars and that many go 

home each weekend.  

Although the students in our meeting did not see many 

chances to interact with local residents, they did note 

that, there are some opportunities through the churches 

and the Wellness Center. Some of the students have 

personal ties to the Valley City community, either through 

family or with members of the VCSU faculty. 

The students appreciate the downtown “Windows” 

project – signs welcoming the students and the welcome 

back event held in the fall. The grocery store gives the 

students a 5% discount. 

One concern the students had was the lack of nightlife 

and weekend activities.  While there are popular 

activities such as fishing and VCSU athletic events 

(football, basketball, and baseball), there are fewer 

activities than before due to budget cuts.  There are also 

few hangouts for students under drinking age.  As a 

result, students may drive to Fargo or other locations 

rather than stay in Valley City. 

Seniors 

The “graying” of Valley City’s population has been 

underway for some time. Valley City’s 2010 Census data 

reflect a long-term trend toward an increasing 

percentage of population over 65 years of age. 

Generally, Valley City seniors want to remain in their 

3 aarp.org/ppi/issues/livable-communities 

homes and the City as they age. A recent report by the 

AARP3 addressed what seniors want in their community: 

• Access to transportation, especially when seniors no

longer drive

• Access to groceries and green spaces

• Places to meet with fellow community members

• An increased police presence

• Improved schools

• Pedestrian-friendlier streets

• New or improved parks

Improvements to these issues benefit not just seniors but 

people of all ages and abilities. Housing suitable for the  

needs and mobility of seniors is an additional matter to 

be addressed. 

ENHANCING CONNECTIVITY 

Historically Valley City was developed in a grid of City 

blocks which provided connectivity across the area. The 

discussion of the City’s Walk Scores in Chapter 2 reflects 

one of the benefits of the City’s historic growth pattern. 

More recent development has expanded beyond the 

original grid beginning with larger neighborhood blocks, 

both north and south of downtown and extending out 

into more curvilinear suburban development patterns 

with dead-ends and cul-de-sacs. New non-residential 

developments have located beyond the original grid. 
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These typical development patterns with their low street 

connectivity contribute to the City’s reliance on cars.  

Connections between locations within and around 

Valley City, including trips from home to school and work, 

trips from home to school and to sports and other after-

school activities, are part of the daily activities of City 

residents. When addressing the missing links in the City's 

sidewalk and trail network, the priority should be 

connecting places to which Valley City residents want to 

travel. 

One of the project survey responses focused on 

connectivity, pointing out that “currently we have four 

areas of Valley City (businesses on the hill by the Winter 

Show Event Center, downtown, and newer businesses on 

the east side of Valley City) that are not easily accessible 

to one another”.  

DEMAND FOR ENHANCED CITY SERVICES AND NEW 

DEVELOPMENT OPTIONS 

As evidenced by input from Valley City’s residents and 

business leaders, there is demand for more restaurants, 

shops, gathering places, activities for all ages and 

affordable housing. Surveyed residents want these 

changes for themselves and their children.  

This priority is consistent with national trends that show 

that people want to live in an active, vibrant, accessible, 

and affordable environment that facilitates connections 

between themselves, friends, neighbors, and the 

community at large. 
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FISCAL CHALLENGES 

During periods of statewide growth in North Dakota, 

funds have been available to local governments. Recent 

statewide forecasts indicate that General Fund 

collections would total significantly less than the original 

legislative forecast. During the 2017 and 2018 budget 

process, City leaders worked with City staff to find ways 

to minimize these state fiscal shortfalls. The 2018 City 

budget absorbed all the state’s reductions in funding 

through budget management and revenue transfers 

from the Public Works Department. No increase of 

property tax mill rate was necessary.  

Valley City is fortunate to have a strong fiscal base to 

support the delivery of community amenities and 

services. City revenues have increased along with 

property valuations, covering the expenses of delivering 

additional services and maintaining existing 

infrastructure.  

One other fiscal support for the City’s budget is the Public 

Works Electric Utility. As the largest of eight electrical 

municipalities in the state that own and  operate their 

City’s electric infrastructure, Valley City Public Works 

contributes over 45% of the annual operation and 

maintenance costs of the City.  

4 https://www.electricitylocal.com/states/north-dakota/valley-city/ 

The average residential electricity rate in Valley City is 

7.89¢/kWh. This rate is 12.91% less than the North Dakota 

average rate and 33.59% less than the national average 

rate4. 

The cost of providing services and maintaining 

infrastructure like roads, water and sewer service is 

expected to rise. Annual increase in costs could 

eventually surpass the increase in revenues at 2018 tax 

rates. Added to the challenge is demand for increasing 

services and new community amenities along with an 

aging infrastructure that will require future maintenance 

investments.  

City government has proven to be an effective and 

conservative guardian of the City’s assets and resources, 

enabling the City to maintain a strong fiscal position. 

Valley City's challenge is to identify fiscally sustainable, 

community-supported revenue generation models in 

order to provide funding for quality services and facilities 

for both existing and future residents and businesses.  
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CHAPTER 2 - VALLEY CITY TODAY 

OVERVIEW 

This chapter presents a snapshot of the existing 

characteristics of Valley City to gain an understanding of 

the potential impacts of various factors on the future 

growth, development and redevelopment of the City. By 

documenting existing conditions, those involved in the 

planning process can identify the potential issues and 

opportunities, which will be the basis for Valley City 2045. 

Highlights of most topics are included in this document 

while supporting documentation is included in the 

Appendix. Reduced-scale graphics are provided in the 

body of this document while larger-scale graphics are 

included in the Map Atlas, Appendix 6.  

Chapter 2 sections are organized into two major areas, 

Background Information and Issues. For example, under 

the Demographics topic are sub-sections on Population 

Growth, Age, Race, Ethnicity and Educational 

Attainment followed by a Demographics and Population 

Issues discussion. Similarly, the Economic Profile section 

includes sub-sections on Employment, Business, Cost of 

Living, Economic Opportunities, Poverty and Shopping 

followed by an Economic Issues section. 

DATA COLLECTION AND RESEARCH 

Valley City 2045 is informed by existing plans, reports, 

policies and regulations. Additional data was gained 

through interviews with key stakeholders, the community 

survey, input from the project website and the public 

open houses. 

Unless otherwise noted, information in this chapter is from 

US Census sources. Annual population estimates are 

available between decennial censuses, but other annual 

data is only available for counties and large cities, 

For Valley City 2045, the most recent American 

Community Survey (ACS) 5-Year estimates, available at 

the time this chapter was written, are included.  

Other data sources include Valley City, the Barnes 

County Health Department, the 2000 Valley City Land 

Use and Transportation Plan, previous population and 

housing studies, the Benchmarking Valley City study 

(Appendix 5), and State of North Dakota sources. 

Additional information and comments were gathered 

through a review of other relevant documents and 

interviews of key stakeholders. 
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Figure 2-1  Population 1920 - 2016 

Figure 2-2  Race and Ethnicity Figure 2-3  Household Composition 

Married no children 

Married with children 

Roommates 

Single living alone 

Single with children 
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Figure 2-4  Age Profile Figure 2-5  Age Cohort Changes 2000-2015 

Figure 2-6  Seniors in Valley City, Barnes County, ND and US 

Figure 2-7  Population Over 65 
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DEMOGRAPHICS 

POPULATION GROWTH 

Demographic trends help to describe the nature of a 

community’s recent growth or decline. Forecasts of these 

demographic trends set the framework for planning that is 

responsive to future development needs.  

Since the 1970 US Census, the population of Valley City 

has decreased by about 1,277 individuals (16.3%). This 

change is considerably less than Barnes County’s 3,743 

(25.5%) decrease. 

Valley City’s estimated population is 6,6265. Since the 2010 

Census, the City’s total population has increased by a few 

individuals resulting in a flat population chart (Figure 2-1). 

Over the same period, Barnes County saw a decline of 

about 140 individuals or 1.3%, while the State of North 

Dakota experienced an overall population increase of 

12.7%. 

VALLEY CITY’S AGE BREAKDOWN 

Valley City’s age profile includes a few notable elements. 

Compared to national and North Dakota totals, Valley 

City has lower percentages of youth (0-17) and the prime 

working age group (25-to-54) group. The City’s college 

age group is almost twice the national average and the 

City has a significantly higher percentage of seniors. Both 

those over 65 years and those over 85 years, have higher 

5 ACS (2012-2016) Estimate was estimated at 6,566, updated to 6,626 for 

the same period. Population estimates are updated regularly. 

percentages than North Dakota, and many cities within 

the state.  The City’s growing senior population is reflected 

in the growth of Sheyenne Care Center, assisted living 

complexes and senior services. 

MEDIAN AGE 

Valley City’s median age has changed over the years. In 

1990, The City had a median age of about 37 even though 

about 23% of the City's population was over 65. That 

percentage was relatively low compared to similar-size 

towns in the Midwest, By the 2010 Census, Valley City’s  

overall median age had increased to 42 years. Since then 

the American Community Survey has shown the following: 

ACS (2010-2014) Median Age  41.3 

ACS (2011-2015) Median Age  39.8 

ACS (2012-2016) Median Age  42.3 

ACS (2013-2017) Median Age  43.9 

DEPENDENCY RATIOS 

The dependency ratio is a measure showing the number 

of dependents, aged zero to 14 and over the age of 65, to 

the total population, aged 15 to 64. These indicators give 

insight into the number of people of nonworking age 

compared to the number of those of working age. A high 

ratio means that those of working age, and the overall 



VALLEY CITY 2045 COMPREHENSIVE PLAN 

2-5

economy, face a greater burden in supporting children 

and the senior population.  

In some locations, as shown in Table 2-1, the age 

dependency ratio is high because the City has a high 

percentage of children. Valley City’s high dependency 

ratio results from the City’s aging population; the number 

of nonworking seniors is high compared to the number of 

those of working age. Valley City’s overall dependency 

ratio is 62.86, a rate that is less than the Barnes County rate 

but considerably higher than the state rate and the rates 

of other North Dakota cities in the region. Of interest is the 

City’s high “old age dependency ratio” and very low 

“youth dependency ratio”.  

Table  2-1 

AGE DEPENDENCY RATIO 
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Overall Age 

Dependency Ratio 
62.8 65.6 58.3 59.1 58.8 54.7 

Old Age Dependency 36.6 32.8 22.5 28.3 24.7 13.9 

Youth Dependency 26,2 32.8 35.7 30.8 34.1 40.9 

Source: Stantec Consulting 

6 Calculated by Stantec Consultants 

RACE AND ETHNICITY 

Race and ethnicity are self-reported in each decennial 

census and estimated annually. Valley City is 

predominately White but has become slightly more 

ethnically diverse than in the past. 

VALLEY CITY HOUSEHOLDS 

There were an estimated 3,236 households in Valley City 

(ACS 2011-2015), an increase of 262 since 2010. As defined 

by the US Census Bureau, a household includes all the 

individuals who occupy a housing unit as their primary 

residence. The average household size is the number of 

people living in the household including the householder, 

occupants related to the householder, lodgers, renters, 

etc. divided by the number of occupied housing units.  

Household Size 

In Valley City, average household size has steadily 

decreased since the 2000 US Census, reaching a low of  

1.92, a total that is significantly less than the average 

statewide household size of 2.31. The City’s pattern of 

shrinking household size echoes trends seen at the county, 

state, and national level.  
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Household Composition 

Almost 80% of the households in Valley City do not have 

children. Nearly half of Valley City’s households are single 

people living alone. 

HOUSEHOLD INCOME 

Household income directly impacts many demographic 

characteristics of a city and provides insight into the 

buying power of the City including the types of housing 

that is affordable to the City’s housing consumers (see 

Housing section). 

The median household income for Valley City was 

estimated at $47,683 in the ACS (2011-2015). This value is 

lower than the estimates for Bismarck, West Fargo and the 

US estimate but higher than the estimate for Fargo. 

DEMOGRAPHIC CHALLENGES 

POPULATION ESTIMATES 

Data available in 2017, many years after the last U.S. 

Census, is not as reliable as desired. Available information 

is used in this document, with caution. 

Two other factors are of unique concern. The first is the 

extent to which people commute from other locations to 

Valley City for work. These commuters impact the City, 

especially the roadways, but are not included in the City’s 

population totals. Anecdotally, the City’s employment 

7 2000 Land Use and Transportation Plan, p21 

base has grown in recent years, but that growth is not 

actually reflected in the City’s population totals.  

The other factor involves the available population 

projections. As noted in the City’s 2000 Land Use and 

Transportation Plan, these projections, which are based 

primarily on the cohort survival technique, tend to 

underestimate the population of a community with a 

significant college population because they count 

students moving after graduation as “structural out-

migration” when they should be considered as the 

“natural movement of graduating students out of a 

community.”7 

POPULATION GROWTH EXPECTATIONS 

While the City’s population growth has leveled off in 

recent years and existing population projections show that 

pattern continuing, many of those participating at the 

September 2017 community meeting expressed a belief in 

the City’s potential for sustainable growth and a positive 

future. The City has many elements needed for growth: 

• New businesses are starting, and others are expanding

• The City is investing in its future

• The Sheyenne River and the natural beauty in and

surrounding the City

• The three I-94 interchanges with development sites

available and visible from the interstate

• VCSU

• The opportunities in downtown Valley City as discussed

in Chapter 3
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SENIOR POPULATION 

Awareness of the City’s senior population is important in 

developing the future land use plan for Valley City as this 

age group has different needs and requires different 

services and different levels of individual community 

services than other age groups. 

Valley City’s percentage of its population over 65 years of 

age is high (22%) and the number is anticipated to 

increase. Researchers use age cohort data to project 

population trends, and plan ways to better serve the 

community needs.  

The over 65 demographic results in the City’s high “old 

age dependency ratio” and specialized services but the 

senior age group can present opportunities. The National 

Aging in Place Council has noted that “We now find 

ourselves in the midst of an aging gold rush. Many new 

businesses, services, websites and solutions are cropping 

up specifically to serve the older population.8”  

In 2012, the mayor of Louisville Kentucky wrote about how 

his city is encouraging the aging-well market. “Aging care 

and lifelong wellness are industries poised for exceptional 

growth, and Louisville, and its workforce, stands to 

benefit9.” 

SCORE has identified opportunities in growth industries 

related to seniors10: senior care consultant, home 

retrofitting/ remodeling, travel company home services, 

nutrition/ exercise consultant, non-medical in-home care, 

medical claims assistance, and senior transportation 

services.  

8 www.housingwire.com/articles/46447-most-seniors-want-to-age-in-

place 

9 www.forbes.com/sites/nextavenue/2018/01/08/why-louisville-is-

becoming-americas-aging-capital/#7e34ad44315d 
10 www.score.org/blog/8-ideas-start-business-helping-seniors 
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BENCHMARKING VALLEY CITY 

Effective planning is based in the reality 

of the present. Local governments, 

businesses and universities use 

benchmarking to compare themselves 

to similar organizations or places.  

The Valley City 2045 consultant team 

benchmarked Valley City’s 

development to North Dakota cities with 

greater population. The complete 

Benchmarking Valley City study is 

included in Appendix 5.

.
 LAND 

Table 2-2 

BENCHMARKING VALLEY CITY 

Valley City Devils Lake Wahpeton Jamestown Mandan West Fargo 

Population (2016) 6,566 7,315 7,830 15,440 21,769 34,858 

% over 65 years  22.0% 19.2% 12.6% 19.7% 13.2% 7.8% 

% under 18 years  18.7% 21.6% 20.3% 19.7% 23.9% 26.9% 

Median household income $52,176 $40,453 $49,375 $49,086 $60,034 $71,516 

Median value of owner-occupied housing $89,800 $92,800 $103,400 $120,100 $175,400 $190,400 

% in labor force 58.3% 64.4% 66.7% 61.1% 71.9% 78.4% 

Retail sales per capita $17,379 $38,551 $19,453 $23,576 $26,992 $13,604 

Livability Index 63 59 59 63 55 64 

Figure 2-8  Benchmark Cities 

Source: Benchmarking Valley City – see Appendix 5 
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 Figure 2-9  Valley City Housing Types Figure 2-10  Housing Value of Occupied Housing 

$89.000 Median Value 

Figure 2-11  Occupancy Rates Figure 2-12  Year Home Built 
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Figure 2-14  Median Household Income Figure 2-15  Cost Burdened Households 

   Figure 2-13  Median Household Income 
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 Figure 2-16  Age of Housing Stock 
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Figure 2-17  Housing Values 
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HOUSING 

HOUSING STRUCTURES – AGE 

Almost half of the housing structures were constructed 

before 1950 and over 80% were constructed before 1970. 

While much of the City’s housing is aging, the 2015 Census 

estimates show that most Valley City residents moved into 

their home between 2000 and 2014.  

OCCUPIED HOUSING UNITS BY TYPE AND TENURE 

Available data in October 2017 show that approximately 

60% of housing units in Valley City are single-family 

detached. The balance includes multi-family (33%), single-

family attached (2%) and mobile homes (5%).  

The 3,136 housing units are split between owner-occupied 

(58%) and renter occupied (42%). Unlike national and 

state trends, the percentage of owner-occupied units 

increased in Valley City between 2010 and 2015.  

HOUSING VALUES AND RENT 

According to US Census estimates11, values for occupied 

housing in the City range from less than $20,000 to over 

$1,000,000. Almost half (48%) of the housing units range in 

value between $80,000 and $200,000. Census estimates 

show that Valley City’s rents range from $517 for a studio 

11 ASC (2011-2015) 
12 Realtor.com 

to $1,029 for a four-bedroom home. These are all 

significantly lower than the national averages.  

Advertised October 2017 homes for sale 12 include: 

• 15 - Three-bedroom houses ($59,900 - $299,9000)

• 14 - Four-bedroom houses ($124,900 to $399,000)

• 2 - Five-bedroom houses ($359,000, $399,900)

• 1 - Seven-bedroom house ($299,900)

Advertised October 2017 rental rates13 include: 

• Studio ($395)

• One-bedroom apartment($400, $575)

• Two-bedroom apartments ($425, $475, $450, $495,

$525, $575, $600, $650, $675)

• Three-bedroom apartments ($575, $675, $875,$925)

• Two-bedroom house ($595)

• Three-bedroom house ($850, $895)

• Four-bedroom houses ($895, $1,029)

HOUSING CHALLENGES 

HOUSING COST 

To address the challenge of housing costs, Valley City 

provides incentives to residents and contractors building 

new homes within City limits. They include $1,600 cash, a 

two-year property tax exemption on the first $150,000 and 

a two-year Park and Recreation membership valued at 

$1,500.

13 ApartmentFinder.com 
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HOUSING AFFORDABILITY 

According to the U.S. Department of Housing and 

Urban Development (HUD), housing is affordable to a 

resident if they pay less than 30% of their income 

toward housing costs14. If they pay more than that, 

they are “cost burdened”. For homeowners, a 

general rule of thumb is that a mortgage is affordable 

if it is less than 2.5 times the gross salary of the 

homeowner(s).  

Overall, 15% of Valley City residents are cost-

burdened for their housing, but the percentages are 

different for homeowners (8%) and renters (24%). 

HOUSING PREFERENCES VS. AVAILABLE HOUSING 

Housing Preferences of Young Professionals 

and Families 

Valley City has been successful in recruiting talented 

professionals to its workforce. Many of these are 

young professionals, both singles and those with 

families. Their housing preferences are challenged by 

the available housing stock in Valley City.  

Few of the homes for sale in Valley City in 2017 are 

new construction. Many appear to be older single-

family homes, and some appear to require updates. 

14 For renters, this cost includes contract rent and utilities. For 

homeowners, that cost includes mortgage(s), property taxes, 

insurance, HOA fees (if applicable) and utilities. 

Figure 2-18  Examples of  Valley City’s Residential Buildings   
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Housing Needs of Valley City’s Seniors 

Valley City’s seniors comprise a higher percentage of the 

overall population than national and state averages and 

higher than most cities in the state. That percentage is 

expected to rise between now and 2045. Results of the 

project survey and conversations in the community 

indicate that Valley City’s seniors prefer to continue to live 

in Valley City if they can. Planners call this “aging in 

place”. National polls indicate that approximately two 

thirds of the nation’s senior population want to do the 

same and according to the AARP, “nearly 90% of 

homeowners approaching retirement want to stay in their 

homes as they age”15. 

While many of Valley City’s seniors will likely choose to stay 

in their current homes, some households are seeking 

housing alternatives that are more affordable, easier to 

maintain and single-story. Related to the housing needs of 

Valley City’s seniors is the desired support network 

including health care, transportation and activities. 

CHALLENGES OF AGING HOUSING AND 

NEIGHBORHOODS 

With the passing of time, neighborhoods age and change. 

The aging of a neighborhood brings many things: 

vegetation and trees become mature, families grow up, 

and a neighborhood feels “established.” But challenges 

can also arise. Many communities across the U.S. have 

15 www.housingwire.com/articles/46447-most-seniors-want-to-age-in-

place 

experienced challenges in maintaining older 

neighborhoods. Issues range from neighborhood 

disinvestment and housing vacancies, to redevelopment 

or new development that is out of character with 

surrounding homes. Responses from the community survey 

identified housing appearance as a challenge. Some 

neighborhoods have experienced the impact of 

encroaching non-residential uses.  

EMPLOYMENT AND ECONOMIC OPPORTUNITY

EMPLOYMENT 

Valley City has a relatively diverse economic base. A 

total of 22 of the 692 firms within Valley City, identified by 

the Valley City-Barnes County Development Corporation, 

account for a total of 2,022 individuals. The City’s ten 

largest employers are: VCSU, Open Door Center, John 

Deere Seeding Group, Sheyenne Care Center, Barnes 

County, Valley City Public Schools, CHI Mercy Health, 

Lafarge Holcim NA, City of Valley City and Eagle Creek 

Software Services. 

Most of Valley City’s workers are employed in the private 

sector (67%) and the remainder are either government 

workers (26%) or self-employed (7%).
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Table 2-3 

WAGES 
% of 

Total 
WAGES 

% of 

Total 

$1 to $9,999 18% $35,000 to $49,999 16% 

$10,000 to 

$14,999

8% $50,000 to $64,999 14% 

$15,000 to 

$24,999

13% $65,000 to $74,999 4% 

$25,000 to 

$34,999

18% $75,000 or more 9% 

0% 5% 10% 15% 20% 25% 30% 35%

Agriculture, forestry, fishing and hunting,

and mining

Construction

Manufacturing

Wholesale trade

Retail trade

Transportation and warehousing, and

utilities

Information

Finance and insurance, and real estate

and rental and leasing

Professional, scientific, and

management, and administrative and…

Educational services, and health care

and social assistance

Arts, entertainment, and recreation, and

accommodation and food services

Other services, except public

administration

Public administration

North

Dakota

VALLEY

CITY

0% 20% 40%

Management, business,

science, and arts

occupations

Service occupations

Sales and office

occupations

Natural resources,

construction, and

maintenance occupations

Production, transportation,

and material moving

occupations

North Dakota Barnes County VALLEY CITY

Figure 2-19   Employment by Industry 

Figure 2-20   Valley City Occupations 

Source: ndcompass.org  ACS (2011-2015) Source: ndcompass.org  ACS (2011-2015) 

Source: ndcompass.org  ACS (2011-2015) 
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The 2010 Census estimates16 show that there were 4,146 

workers over 16 and that over 60% of the City’s workers are 

between 25 and 54 years old. Valley City’s workforce is 

employed across seven sectors. Educational services, 

health care, and social assistance makes up the largest 

employment sector of the City’s estimated 3,580 

employees representing approximately 33% of the 

employment base. Barnes County and North Dakota have 

relatively similar percentages of employees in educational 

services, and health care and social assistance sector17.  

WAGES AND COST OF LIVING 

The median annual gross income (2015) Citywide was 

$31,550. The distribution is shown in Figure 2-14.  

Anecdotally, the cost of living in Valley City is higher than 

in other nearby North Dakota communities. Survey 

responses mention the cost of groceries and housing as 

examples, an opinion that echoes AARP findings. See 

Figure 2-21 and the Benchmarking Valley City study 

(Appendix 5).  

Available information on cost-of-living does not provide a 

clear picture of Valley City relative to state or national 

averages. Table 2-4 shows a 2017 snapshot of these cost of 

living comparisons for a person with an income of $50,000, 

The overall cost of living in Valley City is higher than some 

nearby cities but lower than others and the statewide 

figure. The national rating is set at 100 for these 

comparisons. Two online services used by those 

16 2010 US Census 

considering a move to a new city, indicates that the cost 

of groceries and health care are higher (Figure 2-21). 

 

Table 2-4 

CITY 

Cost of 

Living 

Rating 
CITY 

Cost of 

Living 

Rating 

West Fargo ND 76 Jamestown ND 89 

Fargo ND 79 Minot ND 97 

Moorhead MN 83 NORTH DAKOTA 97 

Valley City ND 87 Bismarck ND 108 

0 20 40 60 80 100 120

 Miscellaneous

 Transportation

 Utilities

 Housing

 Health

 Grocery

 Overall

Figure 2-21   Valley City Cost of Living 

Source: AARP Livability Index 

Source: Bestplaces.net and areavibes.com 
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Commuting 

Valley City is both an independent economic center and 

part of an inter-dependent regional economy. 

Consequently, some Valley City residents travel to jobs in 

other locations and residents living outside Valley City 

commute to workplaces in Valley City. Valley City’s 

Employment/Residence Ratio of over 1.0 indicates that 

the City attracts population during the day with workers 

coming into the City. This rate is higher than the rate for 

West Fargo and Mandan but less than the rate for Fargo, 

Jamestown, Bismarck and Devils Lake(Figure 2-23).  

A very high percentage of those working in Valley City live 

within the City or elsewhere in Barnes County.  

Table 2-5

Valley City Commuters 

Percentage of Employees Living in Valley City 

Under 60% 2 Companies 

61-70% 2 Companies 

71-80% 2 Companies 

81-90% 3 Companies 

Over 90% 3 Companies 

Percentage of Employees Living in Valley City or 

Elsewhere in Barnes County 

Under 80% 2 Companies 

81-90% 2 Companies 

91-100% 8 Companies 

The remaining commuters traveled from Jamestown and 

to a lesser extent from the West Fargo/Fargo area. A 

summary of these conversations is in Appendix 4. 

0 0.5 1 1.5

Williston

West Fargo

Wahpeton

Valley City

Minot

Mandan

Jamestown

Grand Forks

Grafton

Fargo

Dickinson

Devils Lake

Bismarck

2000 2017

Source: Stantec Consulting, 2010 US Census ndcompass.org

Figure 2-23   Employment/Residence Ratio 
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Unemployment 

Job Service estimates from March 2017 list Valley City’s 

unemployment rate at 2.9% a rate that is lower than the 

rates for North Dakota, Barnes County or the U.S. 

EMPLOYMENT AND ECONOMIC ISSUES 

CHANGES IN WORKPLACE ENVIRONMENTS 

Valley City has been extremely successful in attracting 

corporate and technology-based businesses. For these 

businesses and the City’s smaller businesses to thrive, they 

need skilled employees and space to grow. 

Enhancing Attractiveness to Prospective Businesses and 

Employees 

Businesses trying to attract today’s younger and more 

mobile workers are seeing that those potential employees 

choose a job based on the immediate environment in 

which the business is located and the character of the 

overall community. To be a competitive location for 21st 

Century businesses and workers, Valley City strives to be a 

community offering the types of locations and built 

environments that enable it to successfully compete for 

businesses that recruit this younger or more mobile 

workforce. 

Employment of Multiple Family Members 

A complication in attracting new employees to a small 

city like Valley City is the availability of jobs for spouses or 

partners.  In interviews with local employers, the most 

commonly reported solution was for the employee’s 

family to establish their residence in a larger community 

and for the Valley City employee to commute from there 

to their job. 

Source: www.jobsnd.com/ 
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Figure 2-22   Valley City Unemployment 
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Source: 

City Appraiser 

Records 2017 and 

Stantec Consulting 

Figure 2-24   Valley City Existing Land Use 
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LAND USE AND DEVELOPMENT PATTERNS

EXISTING LAND USE 

All properties in the City have been classified as to their 

existing land use – how the land is being used today, not 

what it is planned or zoned. Existing land use is summarized 

in Table 2-6 and illustrated in Figure 2-24. 

Residential Uses 

Residential land uses account for the largest overall land 

use acreage in the City, accounting for a total of 

approximately 22% of the City. The older residential areas 

of the City display the tree-lined streets and relatively low-

density grid development pattern typical of a classic 

American small town. 

About 472 acres, or 18% of the City, is comprised of the 

single and two-family homes. Some existing homes have 

been converted to multi-occupant uses and those have 

been classified as medium density because of their 

impact. Medium density generally includes three to nine-

unit buildings in Valley City. The City’s 32 acres of high-

density residential uses accommodate apartment 

buildings with over nine units.  

18 These approximate acres are based on GIS mapping and 

generalizations of City records. 

Table 2-6 

EXISTING LAND USE ACRES18 % OF CITY 

Low Density Residential (single 

and two-family) 
472 18.0% 

Medium Density Residential (3 

to 9-unit buildings) 31 1.2% 

High Density Residential 

(9-unit buildings +) 32 1.2% 

Manufactured Homes 32 1.2% 

Mixed Use 2 0.1% 

Commercial 253 7.4% 

Medical 4 0.1% 

Office 39 1.5% 

Industrial 87 4.7% 

Institutional 123 4.7% 

Public 84 3.2% 

Park 62 2.4% 

Golf Course 32 1.2% 

Vacant 564 21.5% 

Right-of-Way 720 27.4% 

Water 85 3.2% 

Source: Stantec Consulting 
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Commercial, Office and Mixed Uses 

The 195 commercial acres in Valley City are concentrated 

in several settings, each with somewhat different roles. The 

City’s proximity to Fargo impacts the City's commercial 

environment, attracting consumer dollars and 

complicating the City’s efforts to attract retailers. 

Uses in Valley City’s traditional downtown, include 

specialty retail, offices, banks and restaurants. There are a 

few mixed-use buildings (usually commercial on the first 

floor and residential above) in downtown. 

Another node is located close to the I-94/8th Avenue  

interchange and Winter Show Road. Uses here include a 

mix of offices, car dealerships, restaurants and tourist 

lodgings mixed with some light industrial and other uses.  

Most of the City’s remaining commercial uses are 

clustered along its Main Street corridor and include 

commercial strip centers oriented to both local use and 

visitor services. 

Industrial Uses 

Included are three established industrial and technology 

parks; the I-94 Regional Development Corridor, the 

Northwest Industrial Park and the Technology Park. The 

Northwest Industrial Park is owned by the City of Valley 

City and the Valley City-Barnes County Development 

Corporation. 

• I-94 Regional Development Corridor

This 76-acre industrial park located immediately off

Interstate 94 at Exit 294 includes the recent $20 Million

expansion of the John Deere Seeding Group facility.

• Technology Park

This park includes Tech II, a 20,000 square foot building

owned by the Valley City-Barnes County Development

Corporation. The facility houses Eagle Creek Software

Services.

The park also includes the Regional Technology 

Center, a 20,000 square foot building owned by the 

Valley City-Barnes County Development Corporation. 

The facility houses new and expanding technology 

businesses. 

• Northwest Industrial Park

This park is located in the northwest area of the City,

north of the Burlington Northern Railroad mainline. A rail

spur that serves Drug Plastics & Glass could be utilized

by another company. An easement is in place to

extend the rail spur for future development.

Vacant Lands 

These 564 acres reflect parcels classified as vacant by the 

City assessor. Included at the end of Appendix 6 is a copy 

of the City Zoning Map, a map of zoning designations in  

the Planning Area, and a map showing the zoning 

designations on these vacant lands. 
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LAND USE AND DEVELOPMENT CHALLENGES 

Valley City’s existing development constraints are 

important to this discussion. These include the physical 

challenges of the City’s topography, steep slopes, 

unstable slopes, and floodways, plus the cost of land and 

construction (building materials and infrastructure cost), 

Floodways 

The 100-year and 500-year floodways are shown on Figure 

2-25. Valley City and its Flood Task Force have worked to

develop options addressing flooding from the Sheyenne

River and alternatives to implement permanent 100-year

flood protection. The Citywide Planning Report19 presents

the purpose of the program:

Emergency responses take millions of dollars to fight any 

given flood event, but socially the cost impacts continue to 

accrue years after the flood waters have receded. “What 

person or business wants to invest in the community knowing 

their investment could be wiped out in the next flood event”. 

This mindset contributes to stagnant growth and long term 

negative economic impacts. A smarter approach is to build 

a positive community outlook and a confidence factor that 

a permanent flood protection plan provides protection.  

Steep Slopes and Slope Instability 

The scenic hills surrounding Valley City contribute to its 

beauty but pose development constraints (Figure 2-26). In 

some locations, the grade can make construction, 

including roadway and utility construction, more difficult 

19 Valley City 100 Year Event Flood Protection December 2016 

and expensive; in others. the impact of unstable slopes 

and landslide potential is significant. See Figure 2-26.  

Construction Cost 

Anecdotally, construction cost in Valley City is higher than 

in other cities in the region. Data is limited but on 

comparing multiple construction projects involving 

concrete, construction costs in the City could average 

34% higher than in Fargo.  

Land Supply 

Valley City has a very limited acreage available for future 

development within City limits. The City’s supply is derived from 

an inventory of available land (vacant or undeveloped land) 

and underutilized land (land likely to be redeveloped or be 

further developed with infill). All developed land that is not likely 

to be redeveloped is considered utilized and therefore not part 

of the land supply.  

In-Fill and Redevelopment Challenges 

In any city, as commercial and residential properties age, 

that city faces new challenges. Some neighborhoods and 

commercial centers warrant reinvestment. “Infill 

development assumes incorporating unused sites within 

the existing developed area20”. In Valley City, land use 

compatibility between existing and proposed land uses is 

a challenge for some of these properties, but the most 

serious issue is the cost of these properties. 

20 2000 Land Use and Transportation Plan 
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Figure 2-25  Hydrography 
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Figure 2-26   Topography and Potential Landslide Areas 
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VALLEY CITY 2045 OPPORTUNITIES 

Future Development 

With the City’s strong sense of community and 

commitment to the future, developers are seeking new 

development opportunities and revitalizing the City with 

infill and  redevelopment.  

Greenway System 

An important aspect of the City’s vision for 2045 is its 

Greenway System. A Greenway is generally defined as a 

“multiple objective, open space corridors that perform 

natural functions while offering desirable aesthetic 

qualities to humans as they recreate and commute along 

trails21” As depicted on the Future Land Use Map, the 

Greenway is a ribbon of open space focused on the 

Sheyenne River corridor and an area in northwest Valley 

City where the steep slopes present another conservation 

and recreational opportunity. The opportunities presented 

by Valley City’s proposed Greenway System start with the 

protection to people and property from flood damage 

that the segment along the Sheyenne River provides. It 

also provides: 

• Environmental Benefits

Greenways can protect and link fragmented habitat,

provide opportunities for sustainable native vegetation

and protect plant and animal species. In certain areas,

21 Shafer, C Scott, Lee, Bong Koo, & Turner, Shawn. A tale of three 

greenway trails: user perceptions related to quality of life. Landscape 

and Urban Planning 

Greenways create a natural buffer to protect streams 

and rivers, prevent soil erosion and filter agricultural 

and road runoff pollution.  

• Improved Alternative Transportation

Greenways often provide the opportunity to include

bicycle and pedestrian facilities and to enhance

connectivity across a city and beyond by providing

links to existing facilities.

• Enhanced Recreational Opportunities

Greenways can also facilitate improved health

through active living when used for recreation and

exercise. Public health researchers have been working

to explore the effects of trails on communities. In the

last few years, many have found that communities that

provide convenient access to places for physical

activity, such as trails connecting to parks or other

recreational facilities, increase the level of physical

activity in their residents.22 The location of the Valley

City Greenway, with its focus on the Sheyenne River

corridor with natural vegetation and slope stabilization

along the banks, provides the opportunity for a future

walking path, fishing piers, boat landings, picnic areas,

possibly primitive camping sites and other amenities.

• Expanded Community Connections

Valley City 2045 presents the importance of community

connections in Chapter 1, “Enhancing Connectivity”. A

Greenway System can connect parks, neighborhoods,

communities, businesses, and other public spaces,

providing bicycle/pedestrian access options for the

user. They can also enhance social interactions,

22 www.fhwa.dot.gov/environment/recreational_trails/ 

overview/report/2019/ 
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• Opportunities to Generate Additional Economic

Activity with a Focus on Downtown and Trail Tourism

The Valley City Greenway System is likely to take on 

different characteristics depending on its location. The 

downtown segments could be more urban enhancing 

downtown infrastructure connecting destinations and 

focused on  transportation, recreation and tourism while 

segments in the residential areas outside of downtown 

and along the river, could provide a sense of solitude and 

interaction with nature, as well as opportunities for 

improving health and wellbeing. 

Bicycle and Pedestrian Facilities 

Valley City has an existing bicycle and pedestrian system 

and has adopted regulations clarifying the importance of 

residents having access to sidewalks 

throughout the City. With a focus on 

the continued health, safety, and 

welfare of citizens, the City requires
the construction and maintenance of 

sidewalks in all residential areas within 

the City, unless they would be 

impractical or inappropriate. Figure 2-

27 maps these facilities.  

The City’s existing bicycle and pedestrian facilities 

connect residents with other parts of the City, with other 

recreational opportunities including parks, shared use 

paths and with the North Country National Scenic Trail that 

runs through the City. For additional information see the 

Valley City 2045 Transportation Plan.

Walkability 

Walkability is an important element in the quality of life for 

city residents across the county. One useful tool to address 

this is the “Walk Score” which analyzes the walkability of 

any address within a city and the walking routes to nearby 

amenities. Points are awarded based on the distance to 

amenities in several categories. Amenities within a five-

minute walk (0.25 miles) are given maximum points. Walk 

Score also measures pedestrian friendliness by analyzing 

population density and road metrics such as block length 

and intersection density. Figure 2-28 provides an overview 

of the current level of walkability within Valley City. Parts of 

the City are classified as a “Walkers Paradise” while other 

parts of the City are clearly car dependent. This tool was 

utilized as Valley City 2045 was developed to measure 

alternative land use scenarios. 

Hike through 

Valley City on the 

North Country Trail, 

enjoy some great 

views, and cross 

the Sheyenne River 

three times. 

HikingProject.com 
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Figure 2-27  Existing Bicycle and Pedestrian Facilities 
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  Figure 2-28  Walk Score 
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MUNICIPAL INFRASTRUCTURE 

MUNICIPAL WATER 

Valley City municipal water is sourced from three wells in 

the Valley City aquifer and from the Sheyenne River. The 

Valley City Water Department is responsible for providing 

water that is safe, high in quality, and in adequate 

quantity to meet the City’s domestic, commercial, 

industrial and fire suppression requirements.   

The Valley City Water Treatment Plant was originally built 

in 1972 as a Grade 4 lime softening plant. This process was

called conventional treatment, which included chemical 

treatment with a simple sand filter and chlorine 

disinfection as the last stages of the process. It was built 

mainly to soften and disinfect water from the Valley City 

Aquifer and the Sheyenne River. 

In 2016, the Valley City Water Treatment Plant was 

retrofitted with an addition built on to the existing plant. It 

consists of a combination of ultrafiltration (low pressure) 

and nanofiltration (high pressure, or loose R.O.) to treat the 

existing ground and surface waters. This was mainly 

constructed to accommodate the sulfate issues of the up-

stream flows of Devils Lake. This new process treats the 

water mainly through filtration, in comparison to the 

previous chemical treatment of lime. 

The Water Department currently maintains three water 

towers and a ground storage tank (the water tower near 

23 Work on municipal water and sewer systems was completed in 2018. 

the intersection of 7th Street SE and 7th Avenue SE has 

been taken off-line and is planned to be permanently 

removed from service) and over 51 miles of waterline. It 

serves a population of more than 6,500 customers with 

average use of 503,407 gallons per day (gpd) and 

maintains 2,092 residential and 470 commercial accounts 

as of September 30, 2017. Four of the accounts served are 

located outside the corporate limits.   

Currently23, peak demand is 1,400,000 gpd. Under 

optimum conditions, the system has excess capacity of 

2,000,000 gpd over a 24-hour period. Looking forward, the 

City could provide water service, with the existing plant, to 

a total population of approximately 9,300. 

SANITARY SEWER 

Wastewater is treated by an open lagoon system owned 

and operated by the City. The lagoon is located about 

one mile southwest of the City. After treatment, effluent 

from the lagoon system is discharged into the Sheyenne 

River. 

The City’s sanitary sewer collection system uses clay and 

PVC pipe, maintained and monitored with a City-owned 

sewer jet and camera system. Currently the City maintains 

approximately 51 miles of sanitary sewer collection lines 

and 11 lift stations.  
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ELECTRICAL ENERGY RESOURCES 

Valley City owns and operates its own electric distribution 

system. Power is purchased from the Western Area Power 

Administration (WAPA) and the Missouri River Energy 

Services (MRES). The City’s power supply is a diverse mix. 

Hydropower, the City’s most reliable renewable resource, 

supplies nearly 70% of the City’s electrical power needs. 

The City also has wind and solar generation as part of their 

energy supply. Overall, 82% of the power purchased for 

the City is carbon free.  

The City also boasts a redundant and robust distribution 

system that includes two electric substations with 25-

megawatt capacity each served by two different voltage 

sources. To keep costs of electrical power down, the City 

has incorporated the latest smart meter technology to 

help control power demand and help educate its 

customers on how to use electricity wisely. This new meter 

reading system will further reduce the City's carbon 

footprint.  

STORMWATER MANAGEMENT 

Storm water management affects the quality of life of the 

residents of Valley City and has a major influence on the 

City’s ability to grow. Good stormwater management 

protects the life and property of the City’s residents. It also 

establishes the basis by which residential and commercial 

developers properly address drainage issues and advance 

development plans. Drainage in Valley City runs from the 

surrounding hills into the Sheyenne River basin. Much of the 

Sheyenne River flood-plain within the City has been 

maintained as open space. 
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  Figure 2-29  Existing Municipal Water System 
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   Figure 2-30  Existing Sanitary Sewer System 
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  Figure 2-31  Existing Storm Sewer System 
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  Figure 2-32  Existing Community Facilities 
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COMMUNITY SERVICES AND FACILITIES 

Figure 2-32  illustrates the location of existing community 

facilities including parks and recreation facilities, schools, 

VCSU, Valley City-Barnes County Public Library. Hospital 

and other community facility uses. 

POLICE 

The Valley City Police Department provides 

24-hour law enforcement services from its

location on 2nd Avenue NE. The department

currently employs 14 full-time police officers

and one full-time civilian support personnel.

Licensed law enforcement positions within

the Valley City Police Department include the Police 

Chief, Investigations Lieutenant, four Patrol Sergeants, 

seven Patrol Officers and a School Resource Officer 

assigned to all VCPS schools. 

The Department receives approximately 9,500 calls a year; 

most of the calls are traffic-related incidents. 

Representatives from the Police Department indicate that 

current staff levels are 1.8 officers per 1,000 residents. 

FIRE AND EMERGENCY MEDICAL SERVICES 

The Valley City Fire Department, first 

established in 1895, responds to both urban 

and rural calls from its downtown Valley 

City station. The Department roster consists 

of a full-time Fire Chief and up to 40 

volunteers. Barnes County dispatch addresses police, fire 

and EMS in the City.  

EMS services in Valley City including ambulance service, 

advanced life support and emergency transportation are 

provided by private services. 

Response time is four to five minutes on average. Some 

calls, including those to Lake Ashtabula and I-94 require 

travel outside of the City.  

Equipment includes two City pumpers, ladder truck, 

rescue truck and a rural pumper. A tanker that addresses 

rural fires is housed in the same building. Space is tight in 

the facility requiring some equipment to be housed off-

site. Training is provided on a regular basis. 

Communication between members of the Fire 

Department works efficiently with both pagers and e-

page on their phones.  

K-12 SCHOOLS

Valley City is served by both private and public schools 

providing education from preschool to 12th grade. The 

location of these schools is shown on Figure 2-32, the 

existing community facilities map. 
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Valley City Public School District 

The Valley City Public School District includes Jefferson 

Elementary, Washington Elementary, Valley City Junior 

High for 7th and 8th grade, and Valley City Senior High for 

9th grade through 12th grade. A total of 1,083 students 

were enrolled in the Valley City Public Schools for the 

2018/2019 school year24. Enrollment by grade is shown in 

Figure 2-33. 

 

24 https://insights.nd.gov//Education/District/02002 

St. Catherine School 

St. Catherine School, a private Catholic 

school, provides education for students from 

kindergarten through 6th grade. Enrollment 

has decreased somewhat in recent years. 

Enrollment in the school was 66 in 2010 and 

was 59 students for the 2018/1019 school 

year. Representatives of the school attributed this decline 

to the community’s aging population. Upon completion of 

the 6th grade at St. Catherine’s, students continue their 

education at Valley City Junior High School. 

Jefferson Elementary (Grades Pre K-3) 

Washington Elementary (Grades 4-6) 

  Figure 2-33  Valley City Public Schools 
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VALLEY CITY STATE UNIVERSITY 

VCSU, located on 64 acres just off 

Interstate 94, is a public institution that 

was founded in 1890.  

Using up to 16 metrics of academic 

excellence, US News has ranked 

VCSU #3 “Top Public School” for a 

regional Midwest college. Student 

enrollment continues to increase with 

approximately 1,517 students enrolled 

at VCSU as of February 2019.  
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VALLEY CITY- BARNES COUNTY PUBLIC LIBRARY 

The Valley City-Barnes County Public Library, opened in 

1903, is only one of three remaining original Carnegie 

Libraries in the state of North Dakota still functioning as a 

library. The library, located on North Central Avenue, has a 

full-time library director and a part-time staff of eight. This 

library is also an important element of the City’s historical 

heritage.

VALLEY CITY PARKS AND RECREATIONAL FACILITIES 

Table 2-7 lists park and recreation facilities within the City and is followed by a description of 

the regional facilities  including Lake Ashtabula . Clausen Springs, Little Yellowstone, Fort 

Ransom State Park,  the 63-mile long  Sheyenne River Valley National Scenic Byway, and 

the City’s recreation facilities are discussed at the end of the chapter. Also included is a 

quantitative analysis of existing facilities and maps of their service areas. 

Chautauqua Park 

Pioneer Park 

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwi-j8rWq4PiAhUK5awKHSDOAOMQjRx6BAgBEAU&url=https%3A%2F%2Fcommons.wikimedia.org%2Fwiki%2FFile%3AValleyCityND_PioneerPark_Amphitheater.jpg&psig=AOvVaw2HjzaMx-3ZAzrqZtQnZViK&ust=1557109570209606
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Table 2-7 

VALLEY CITY PARKS & RECREATION FACILITIES 

Park Acres Facilities Classification 

Bjornson Park Golf Course 27.45 
Public 9-Hole Golf Course, Driving Green, Practice Green, Chipping 

Green 
Special Use 

Charlie Brown Field 5.54 Baseball Fields 
Community 

Playfields 

Chautauqua Park 16.30 
Playground Equipment, Sand Volleyball Court, Picnic Tables and 

Shelters, Horseshoe Courts, and the Dacotah Pavilion 
Community Park 

City Park 9.25 
Picnic Shelters, Picnic Tables, Playground Equipment, Restrooms, 

Lighted Tennis Courts, and a 9-hole Frisbee Golf Course 
Neighborhood Park 

Gaukler Family Wellness 

Center 
3.17 

Basketball Courts, Indoor Pool and Hot Tub, Fitness Equipment, 

Walking Track, Group Fitness Classrooms, Indoor Playground, and a 

Party Room 

Special Use Facility 

Granger Hill Park 0.28 Picnic Areas, and Playground Equipment (Handicap Accessible) Mini Park 

Hi-Line Park 10.36 Softball/Soccer Fields 
Community 

Playfields 

Hinschberger Park 1.91 Picnic Tables Neighborhood Park 

Pioneer Park 3.30 
Picnic Areas, Playground Equipment (Handicap Accessible), 

Gazebo, Seasonal Ice-Skating Rink, and Warming House 
Neighborhood Park 

Tharaldson Softball Complex 5.90 Softball Fields, Batting Cage, Bullpen and Dugout 
Community 

Playfields 

Tourist Park 3.80 Camping Facility with Full Utility Hook-ups, Showers, and Restrooms Special Use 

Valley City Community Pool 2.65 Outdoor Pool with Waterslides Special Use 

Valley City Skate Park 0.16 Skating Equipment (Equipment Available for a Variety of Skill Levels) Special Use 

Veterans Memorial Park 0.38 Picnic Shelter, and Monuments Honoring Local Veterans Mini Park 

Source: Valley City Parks and Recreation 
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Table 2-8 

VALLEY CITY STATE UNIVERSITY PARKS 

Park Acres Facilities Classification 

Medicine Wheel Park 30.00 

This unique park includes two solar calendars, 

Native American burial mounds, solar system 

model, interpretative panels, a segment of the 

North Country National Scenic Trail, other 

woodland nature trials, several scenic 

overlooks, and a perennial flower garden. 

Special Use 

Hi-Line Prairie Gardens 

and Orchard 
4.00 

Planned as an accessible recreation and educational area to increase 

the production of native fruit and nut trees. The park fosters community 

spirit by bringing people together to plant and tend these orchards. 

Special Use 

OTHER PARKS 

Lake Ashtabula 
The Baldhill Dam, Lake Ashtabula Project is located 12 miles north of Valley City. Lake Ashtabula includes 

fishing, boating and skiing opportunities, and is developing into a cabin resort area.  This 26-mile 

waterway is maintained by the US Army Corps of Engineers.  

Clausen Springs 

Clausen Springs Recreation Area, open year-round, is a 545-acre Wildlife Management Area featuring 

Clausen Springs Lake, a multi-use recreation area and a campground. The park is located approximately 

22 miles south of Valley City and is managed by the Barnes County Park Board and provides 59 

campsites. The lake and adjacent wildlife management area is managed by the North Dakota Game 

and Fish Department in cooperation with the Barnes  County Park Board. A swimming area, fishing dock 

and boat ramp is also available.  

Little Yellowstone 

Little Yellowstone Park is a 27-acre campground and multi-use recreation area located four miles south 

and a mile east of Kathryn on State Highway 46. The park provides 35 campsites and hiking trails. This park 

is located 23 miles south of Valley City. 

Fort Ransom State Park 

Fort Ransom State Park, 34 miles south of Valley City, is managed as a natural and scenic area. It is 

located on the Sheyenne River Valley National Scenic Byway and the North Country National Scenic Trail. 

Facilities include a visitor center, cabins, yurts,  as well as corrals and trails are provided for groups 

bringing in their own horses. Canoeing is popular on the Sheyenne River during the summer; canoe and 

kayak rentals are available.  
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  Figure 2-34  Sheyenne River Valley Scenic Byway 

SHEYENNE RIVER VALLEY SCENIC BYWAY 

The 63-mile-long Sheyenne River Valley National Scenic 

Byway is one of only 96 nationally designated highways. it 

has been named one of the best Fall Color Getaways in 

the region by Midwest Living Magazine. As shown in Figure 

2-33, it stretches from the City of Lisbon to Baldhill Dam and

goes through the heart of Valley City. 

The Byway Committee chose this route to showcase the 

businesses of Valley City. Coming into the City from the 

south from County Road 21, it goes down 8th St. SW to Main 

Street. Going east on Main Street, it then turns north on 

Central Avenue up to 12th St. NW where it turns east. At 5th 

Avenue NE the Byway turns north and heads out of town. 
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  Figure 2-35  North Country National Scenic  Trail 

NORTH COUNTRY NATIONAL SCENIC TRAIL  

The North Country National Scenic Trail, a 4,600-mile premier 

hiking trail that stretches across seven states from Crown 

Point, New York, to Lake Sakakawea, North Dakota, 

meanders through the Sheyenne Valley across rolling hills, 

forest, prairie, and Valley City. 

Valley City Segment 

Valley City hosts a beautiful 4.5-mile segment 

of the North Country Trail. This segment runs 

through wooded hillsides, residential areas, the 

central business district, Valley City State 

University, Medicine Wheel Park, and City Park. 

A number of the city's beautiful and historic 

bridges are crossed. 

The trail follows portions of the Sheyenne River 

Valley National Scenic Byway and the Historic 

Bridges tour in Valley City. 

Trail Sections Guide, Sheyenne River Valley 

Chapter of the North Country Trail Association. 

https://northcountrytrail.org/
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RECREATION OPPORTUNITIES 

Valley City has multiple recreation opportunities available 

to the community. Most facilities are available through 

Valley City Parks and Recreation (VCPR).   

VCPR has tracked usage rates for the Valley City 

Community Pool, the Dacotah Pavilion (a year-round 

community gathering facility in Chautauqua Park), and 

the Gaukler Family Wellness Center. Within each year, 

approximately 7,700 people use the community pool and 

11,800 guests use the Dacotah Pavilion. The Gaukler Family 

Wellness Center opened in October 1, 2016 and has had 

114,164 check-ins from opening day through July 31, 2018.  

There are more than five miles of off-road trails in Valley 

City (Figure 2-26). More information pertaining to the City’s 

bicycle and pedestrian facilities are discussed in the Valley 

City 2045 Transportation Plan. Additional facilities available 

to Valley City residents include the nine-hole golf course, 

Valley City Town & Country Club.

VALLEY CITY RECREATIONAL PARTNERSHIPS 

VCPR has several successful partnerships with other 

local agencies, providing additional resources to 

residents. 

VCSU Facilities 

In addition to the Medicine Wheel Park and the segment 
of the North Country National Scenic Trail located within 
it, described in Table 2-8, VCSU has several recreational 
facilities including an Athletic Complex that includes a 

football field and track, a three-diamond softball 

complex a field house and the Gaukler Family Wellness, 

Health and Physical Education Center. The Gaukler 

Family Wellness Center  is a joint venture between Valley 

City and VCSU.  Both students and residents enjoy full 

access. 

Valley City Public School Facilities 

Valley City Public Schools includes Jefferson and 

Washington Elementary Schools and the Valley City 

Junior High/High School. Jefferson School has a 

playground with play equipment and a basketball court, 

Washington School also has a playground, youth soccer 

field, a baseball field with dugouts, and hardcourt 

surface for play. The junior high/high school does not 

have on site athletic facilities and uses the Dacotah Bank 

Track and Hi-Line Park for practice and game play.  

 Figure 2-36  VCSU Shelly Ellig Field 
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FACILITIES TODAY AND THEIR SERVICE AREAS 

The National Parks and Recreation Association (NPRA) 

recommends classifying parks into the following 

categories: Mini Park, Neighborhood Park, School-Park, 

Community Park and Large Urban Park. School Parks are 

included in the Neighborhood Park category and Large 

Urban Parks in the Community Park category.  

Level of Service Analysis is a guideline of ratios for each 

park classification representing the minimum amount of 

recreation facilities in acres per 1,000 residents, needed to 

meet the demands of a community. 

Valley City has approximately 53 acres of parks plus the 

golf course and other special uses which total 

approximately 90 acres. In calculating level of service, 

only land that is under City control is included in Table 2-9. 

VCSU’s Medicine Wheel Park’s 30 acres, for example, is not 

included in the total. 

Based on Valley City’s population and NPRA Level of 

Service recommendations, the City should have 

approximately 102 acres of parks (Mini, Neighborhood, 

and Community park) plus open space to achieve the 10 

acres per 1,000 population. While the City exceeds the 

overall Level of Service, the City does not meet the NRPA 

Level of Service for any of the specific park types. Figure 2-

36 illustrates the lack of park facilities for a residential area 

south of I-94. 

Table 2-9 

LEVEL OF SERVICE 

Classification 
(see Table 2-7 for details)

Valley City Acreage 

(total) 

NRPA 

(Recommended 

acreage) 

NRPA LOS (acres/  

1,000 population) 

Acreage deficiency/ 

surplus (acre) 

Mini 0.66 3.28 0.50 -2.64

Neighborhood 14.46 49.25 7.50 -35.24

Community Park 38.1 49.25 7.50 -11.60

Special Use 37.23 n/a 

Total Based on NRPA Level of Service 

for Each Park Classification 
90.45 101.78 -11.33

Total Based on NRPA  

Overall Level of Service 
90.45 65.66 10 +24.15

*Acreage is based on an existing population of 6,626, excludes the golf course acreage and Medicine Wheel Park
Source: Stantec Consulting
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  Figure 2-37  Park Service Coverage by Park Type 
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    Figure 2-38  Park Service Coverage for Residential Areas 





VALLEY CITY 2045 COMPREHENSIVE PLAN 

3

1

DOWNTOWN 





VALLEY CITY 2045 COMPREHENSIVE PLAN 

3-1

 CHAPTER 3 – DOWNTOWN VALLEY CITY 

STRATEGIC FRAMEWORK FOR DOWNTOWN VITALITY 

Downtown Valley City is an essential focus of this planning 

process, both from an economic development 

perspective and a community desirability and vitality 

perspective. 

This Strategic Framework for Downtown Vitality is based 

both on community input, and on best practices in proven 

retail vitality strategies. Perspectives from the community 

were gathered through interviews with downtown leaders, 

two focus groups, input at the community public meetings 

and the community surveys. The strategies also reflect a 

recognition of national retail trends that impact downtown 

communities everywhere, as well as retail vitality strategies 

with a track record of enhancing downtown retail districts. 

The framework aims to support and enhance downtown 

Valley City’s unique identity, and its role as a critical 

economic and community asset in Valley City. It 

recommends a set of strategies and actions that  

encompass physical improvements, programmatic 

activities, and capacity building elements. 

Central Avenue and 2nd Street NE 
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OVERVIEW 

Downtown Valley City has a rich and varied character due 

to the numerous amenities found within it—a compact 

retail district along Central Avenue, historic brick storefront 

buildings on Central Avenue and Main Street, residential 

neighborhoods with older homes surrounding the retail 

district, Veterans Park, the winding Sheyenne River, two 

grocery stores, a post office, and 

community institutions including the 

library, high school, Rosebud Visitor 

Center, and the Barnes County 

Historical Society Museum.  

The retail and business activities in 

downtown Valley City are 

somewhat dispersed. Some are 

concentrated on Central Avenue 

between 2nd and 4th Streets NE 

with a mix of established 

businesses and new shops, 

including dining and coffee 

places, a bank, hardware store, 

pharmacy and the museum. 

In addition, there are some retail establishments and 

restaurants and bars along two blocks of Main Street, 

east of Central Avenue, a grocery store on the southeast 

corner of Main Street and Central Avenue and another 

grocery store on 2nd Avenue NE. 

There are additional downtown amenities in the areas 

around City Park, VCSU, the community pool, and City 

Hall. All help cement downtown Valley City as a 

community center, a place of activity, and a destination 

for residents and visitors. 

There is street parking on both sides of Central Avenue, 

and in area parking lots. On the east side of Central 

Avenue, on the 300 block, some of the buildings are 

connected on the interior enabling passage from store to 

store.  

 

Veterans Memorial Park, at the intersection of Main 

Street and Central Avenue, and the parking lots on three 

of that intersection’s corners, interrupt the continuity 

between the Central Avenue and Main Street sections of 

downtown’s business district. Many buildings along 

“Valley City has 

“all the things a 

small town can 

offer, a feeling of 

community, 

familiar faces at 

different stores. 

Also, the history of 

the town, the 

University, and all 

the older buildings 

that are still being 

used.” 

Survey Comment 

Figure 3-1  Veterans Memorial Park 
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Central Avenue have second stories which are either 

occupied by apartments, or offices or are vacant.  

Downtown Valley City has much to offer. However, there 

are weaknesses that if improved upon could make 

downtown a more solid local and regional destination.  

Challenges include the need for a broader set of 

business offerings, tired buildings, the inconsistent nature 

of the walking environment, and 

an emerging yet still unclear 

identity. The capacity of the 

community to support downtown is 

great. Business owners are 

interested in working together.  

To encourage investment, the Valley 

City-Barnes County Development 

Corporation has made $1.5 Million 

available for service, retail and multi-

family housing capitalizing on $5 

Million of grant funds through the 

Bank of North Dakota. A total of 73 

businesses have been assisted with 14 being located 

within one block of the downtown central business district. 

City and non-profit infrastructure is in place to support new 

activities to enhance downtown. City and non-profit 

infrastructure is in place to support new activities to 

enhance downtown. The Chamber of Commerce is 

active in supporting events that bring people downtown. 

The Streetscape Committee is currently implementing a 

streetlight improvement strategy along Central Avenue 

with plans to extend it south to the Sheyenne River. Valley 

City is in a good position, from the standpoint of 

organizational capacity, to select and give focus to 

additional actions that can take downtown to a different 

level. 

RETAIL TRENDS 

The retail landscape across the nation is changing rapidly 

and must be understood as a critical backdrop to 

downtown retail districts. Online shopping has taken 

market share from bricks and mortar stores. Department 

stores are closing. Discount retail stores are increasing. As 

lives get busier, people do more shopping online, and 

when they do go out to shop people 

want an experience that is about 

more than just purchasing a product. 

For that reason, traditional, 

storefront-style retail areas still have 

something valuable to offer, 

particularly those with historic 

character in smaller communities. 

The small spaces they offer are ideal 

for local businesses and start-ups. 

They offer a place for businesses that 

can’t afford the rents in newer retail 

developments or can’t fill the large spaces in auto-

oriented strip areas. They also offer a social setting where 

customers see and interact with other shoppers and see 

familiar faces. Local businesses make it possible for people 

to try things out, to see and hold items, before they 

purchase them. 

“Since most of the 

stores are locally 

owned and 

operated you get 

to know the 

owners and build 

a relationship with 

them over time.” 

Survey Comment 

“I like the unique 

stores and variety 

of products that 

are offered. 

People actually 

want to spend the 

day downtown just 

exploring for knick-

knacks, new outfits 

and necessities.” 

Survey Comment 
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The opportunity for downtown Valley City is to provide 

people with an increasingly attractive environment for 

shopping, eating, and strolling—perhaps after walking 

along the Sheyenne River, or taking a tour of the City’s 

distinctive bridges. In the context of this new national retail 

reality, downtown Valley City has the bones to be a 

destination retail area that offers an experience that 

includes shopping, dining, outdoor activities, and 

community gathering places.

RETAIL VITALITY ASSESSMENT 

The vitality of a retail area is shaped by a variety of 

elements. Perceptions are shaped by physical elements, 

such as streets, sidewalks, buildings, etc. and by how an 

area is used. Is it bustling or quiet? Does the activity happen 

outdoors or indoors? 

This section assesses downtown Valley City in five areas 

critical to retail vitality. It comments on the challenges and 

opportunities that are present in each area. The 

assessment areas are: 

• Retail Mix and Density

• Private Realm (Buildings and Business Interiors)

• Public Streets, Sidewalks, Streetscaping  and  Parking

• Branding and Marketing

• Organizational and Programmatic Capacity

RETAIL MIX AND DENSITY 

Business mix refers to the assortment of businesses and 

business types that make up a retail district. The business 

mix matters because businesses perform different roles in a 

district. Some provide everyday goods and services to 

nearby residents. Others serve as destinations and attract 

people from the region as well as the local area. A 

broader mix of business establishments makes a place 

more attractive. Downtown Valley City has a wide-ranging 

mix of businesses, including restaurant, coffee shop, 

clothing, pharmacy, and services including bank and 

photography. Retail density (for example, having many 

businesses per block) makes it easier to walk among them 

and to visit several during one trip. 

Higher concentration of businesses creates a vibrant 

environment that can feel busy and active with signs, 

window displays, and outdoor seating. It is an environment 

that is scaled to people who are walking, rather than 

driving by. Two blocks of Central Avenue have a high-

density of businesses. A couple of blocks of Main Street are 

also dense with storefront businesses, albeit on only one 

side of the street. 

THE OPPORTUNITY. The existing strong core of businesses 

located on Central Avenue presents an opportunity for 

downtown Valley City. Already, people are shopping and 

eating downtown. Recruiting complementary retail stores 

and services can strengthen the attractiveness of the 

downtown business district. Retail recruitment strategies 

are about identifying particular business types that would 

be desirable to residents or visitors (for example, more 

dining establishments), and taking proactive steps to 

attract them. 

Rating B 
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PRIVATE REALM (Buildings and Business Interiors) 

The quality of the built environment has a major impact on 

the attractiveness of a downtown area. Building facades 

are perhaps the most impactful part of the built 

environment in a downtown business district, in terms of 

setting a tone for the area. The condition and character of 

building facades are important. Are distinctive elements 

visible and in good condition? Are windows clean? Are 

entryways clearly understood? How is the condition and 

character of signage? 

The next layer of offering an attractive retail district is 

about how the goods and services are showcased and 

displayed. Merchandising is the art of inviting interest in a 

business through how it appears through its sidewalk-

facing windows. And it is about arraying the interior of the 

business so that it continues to captivate the attention of 

shoppers when they enter the business. 

THE OPPORTUNITY. This is an area of rich opportunity for 

Valley City. There are great elements to build on. There are 

a number of blocks on Central Avenue and Main Street 

with continuous storefronts. And some of the distinctive 

features of the original buildings contribute to a sense of 

place. But the quality of facades is quite mixed, and 

businesses differ widely in how inviting they appear from 

the sidewalk. Programs that support facade 

improvements, signage upgrades, or improved 

merchandising could be impactful. 

Rating: C 

PUBLIC REALM (Streets, Sidewalks, Streetscaping, and Parking) 

The design and condition of the streets, sidewalks, and 

streetscaping enhancements (such as trees, streetlights, 

benches, etc.) has a big impact on how an area is 

perceived. Subtle aspects of the environment, such as the 

width of streets and sidewalks, or the height of streetlights, 

can contribute to making an area feel more hospitable 

and comfortable, or less so. A downtown environment 

needs to feel comfortable whether one is driving to or 

through downtown, or whether one has parked and is 

walking along the sidewalks. But since walkability is the 

comparative advantage of a downtown storefront district, 

its walkability or pedestrian-friendliness is an extremely high 

priority. 

Walkability requires sidewalk widths that are wide enough 

to support people walking past one another. Ten to twelve 

feet of width is minimally required for pedestrian comfort. 

An additional four to eight feet is ideal to allow for 

streetlights, street trees, bike loops, and some sidewalk 

seating outside the coffee shop or ice cream parlor. 

Roads that are wider than necessary diminish the sense of 

walkability. (A two-way street with parking on both sides only 

needs drive lanes that are 13 feet wide, and parking lanes 

that are 10 feet, to be comfortable for traffic.) Reducing 

road widths or adding bump-outs at the intersections, gives 

a sense of comfort for a downtown outing that involves 

walking to businesses on both sides of the street. It is also a 
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subtle signal that you’re in a special area, with its own 

identity. 

Bringing activity out to the sidewalk is a wonderful boost to 

a pedestrian-friendly environment. Outdoor seating sets a 

marvelous tone for a downtown retail district. Retailers can 

also bring merchandise displays or sandwich boards out to 

the sidewalk, both to slow down pedestrians, and as a 

teaser to what they stock inside the store. 

Convenient and accessible parking is a critical element to 

a successful downtown business district. A lane of parallel 

parking along both sides of the street is inviting to 

customers, even if it fills up. (Business owners should have 

their staff park elsewhere.) Additional parking can be 

located in surface parking lots at the rear of storefronts. 

THE OPPORTUNITY 

Valley City’s Streetscape Committee has evaluated 

important elements of the public realm, and proposed

 improvements. Valley City has received funding for the   

construction and streetscaping improvements along 

Central Avenue. The design of the improvements is 

intended to make Central Avenue more attractive to its 

customers, and to visitors to Valley City. Bumpouts make it 

easier to cross streets and circulate through the district. 

Wider sidewalks in some areas will allow for more active 

sidewalk use, such as outdoor seating and retail displays. 

With these physical improvements in the pipeline, the 

primary additional opportunity to be pursued is an effort to 

activate sidewalks with things like outdoor seating, and 

merchandise teasers. 

Downtown Valley City has a very strong complement of 

parking options, with parallel parking on both sides of 

Central and Main Street, some diagonal parking on the 

cross streets, and surface parking behind the storefront 

buildings on a number of blocks. 

Rating: A 

Figure3-2   Central Avenue Streetscape Improvement Under Constructions 
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BRANDING AND MARKETING 

Branding and marketing strategies begin with 

understanding the authentic identity of an area. A 

downtown is defined by its many physical elements, its 

business mix, its events and activity, and its connection to 

natural amenities. For example, a downtown that 

develops a cluster of restaurants or attractive retail stores 

becomes known as a fun place to eat or to find essential 

or interesting retail products. Downtowns with an amenity 

like a river or lake becomes known as a place to enjoy 

downtown’s proximity to those features. 

Downtown branding and marketing are about crystalizing 

the identity of downtown in words and slogans that stay in 

people’s minds. It’s about getting the word out about its 

real-life assets. It can also be about taking proactive steps 

to activate the area through special events that bring 

people downtown.  

Downtown Valley City is already a destination in important 

ways. There are a lot of reasons to go to downtown. 

Visitors tour the museum, participate in events, or stop for 

refreshments after touring the area bridges. However, 

there is room to sharpen downtown’s identity, to create a 

richer and more cohesive sense of place, and to 

communicate this in the region. 

The Chamber of Commerce plays a strong role supporting 

downtown businesses, and sponsors/contributes to a 

number of events, some of which have become 

community traditions, which attract people downtown 

and support downtown businesses. These events include 

Rally in the Valley, Ladies’ Day, 

Holiday Jump Start, and 

Welcome Back VCSU Students. 

That’s a strong jumping off point 

for additional marketing and 

events.  

THE OPPORTUNITY. Downtown has 

an abundance of identity 

elements, as noted above. 

However, some are better 

understood than others, and it’s 

not clear that there’s a coherent 

central theme that supports a 

downtown brand. 

As a community, Valley City can 

discuss and agree on what the 

core identity and purpose of 

downtown is for the City and 

region. Distillation of downtown’s 

significance and brand can bring 

coherence to downtown 

marketing and events—

cementing the retail district’s 

character and importance. 

Rating: B 

“While not every town 

has the luck to have a 

tourist magnet like 

Mount Rushmore 

nearby, almost every 

community has 

something that makes 

it unique -- a quirky 

museum, perhaps, or 

distinctive downtown 

architecture… Find 

out what that is for 

your town. Brand it, 

promote it, celebrate 

it. People who share 

your community's 

values or interests will 

come to spend time -- 

and money -- in the 

place you call home.” 

www.governing.com/go

v-institute/voices/col-3-

keys-economic-vitality-

small-towns.html
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ORGANIZATIONAL AND PROGRAMMATIC CAPACITY 

Organizational and programmatic capacity refers to the 

people power that gets change accomplished. 

Downtown stakeholders need to be organized to work 

together on marketing and events, identify problems, 

prioritize solutions, and find financing to tackle 

improvements. Business owners, business organizations, City 

departments, and Chambers of Commerce are all 

components of a healthy organizational infrastructure. 

THE OPPORTUNITY: Downtown Valley City has a strong 

organizational infrastructure in place. The Chamber of 

Commerce, the Economic Development Corporation, the 

Streetscape Committee, and active business owners 

believe in the centrality of downtown and are making 

improvements today. Many engaged members of the 

public have shown their personal investment through their 

participation in the comprehensive planning process. 

An area of potential growth might be increased 

collaboration and engagement by the downtown business 

community themselves. A formalized version of this could 

be a business association. A formal association is not 

needed, as much as increased engagement and 

collaboration in downtown improvement activities. 

Downtown businesses can also play a leadership role in 

downtown marketing efforts, coordinating business hours 

and activities for special events and exerting positive peer 

pressure for making improvements to facades, signage 

and store window displays.  

Rating: B
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FOUR STRATEGIC FOCUS AREAS 

Presented in this section are four strategic areas of focus 

that can be pursued to strengthen downtown Valley City: 

1. Boost Downtown Retail Vitality

2. Build Downtown Housing

3. Leverage the Relationship with VCSU

4. Improve Public Spaces and Connections

The first focus area encompasses the powerful set of 

considerations and recommended actions that were 

explored in the Retail Vitality Assessment section above. 

The remaining three focus areas would amplify the 

presence and identity of downtown through building new 

connections between it and other aspects of the City. 

Building downtown housing would bring a new community 

right into downtown, which would enliven it in new ways. 

The physical proximity of VCSU opens the door to 

deepened connections between VCSU students and 

faculty, and downtown Valley City. And the nearby river, 

parks and trails present an opportunity to improve 

connectivity, adding to downtown’s amenities, and 

attracting new customers to downtown. At a high level, 

the goal of these four strategic focus areas is to clarify and 

enhance downtown’s identity and build it up as a 

destination – for both residents and visitors. 

BOOST DOWNTOWN RETAIL VITALITY 

These are the actions that were discussed in the preceding 

section. They encompass physical improvements, and 

programmatic strategies that can boost the profile and 

activity level of downtown Valley City. They contribute to 

distinguishing the downtown retail district from the 

highway-oriented retail districts near Interstate 94. 

Retail Recruitment 

• Identify key businesses that would be attractive to

downtown shoppers and visitors and would also be

complementary to existing downtown businesses.

• Work with real estate brokers to proactively recruit

such businesses to a downtown location.

Activate the Street 

• Review hours of operation of downtown businesses.

Choose a night (Friday is the best) to keep businesses

open a little later. If successful, add another night.

• Add activity to the sidewalk. Bring retail displays

outside. Use sandwich board signs to invite people in.

Add planters and seasonal displays.

Central and Main 
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Activate the Street 

• Create outdoor seating. Make it comfortable and more

private with planters. Hang decorative lights.

Façade Improvements 

• Start with signage improvements. Encourage and

incentivize business owners to replace unappealing

signs with distinctive alternatives.

• Encourage façade improvements. Offer design and

architectural services to building owners so they can

explore improvement possibilities and costs.

• Consider design guidelines that would pertain to new

buildings along Central and Main, in order to preserve

downtown’s heritage and the design pattern of its

traditional storefront areas.

Merchandising and Displays 

• Focus on creating bright enticing window displays.

Display products. Keep displays fresh. Add or enlarge

windows where possible.

Marketing and Events 

• Establishing new signature events enthusiastically. Build

on existing events and create new traditions.

• Distill downtown’s distinctive identity into a

recognizable brand. Promote and market that brand to

residents and visitors.

• Continue the City’s “Buy Local” campaign.

Capacity-Building 

Invite and encourage deeper engagement from 

downtown business owners, so they can play a leadership 

or supportive role in some of the downtown marketing and 

improvement activities. 

BUILD HOUSING IN DOWNTOWN VALLEY CITY 

Downtown housing would have many layers of benefits to 

Valley City. It would offer a new housing choice for Valley 

City residents (particularly empty nesters and young singles 

and couples) in a walkable, amenity-rich environment. 

Such housing provides a “complete” living environment 

within walking distance—grocery stores, shopping, coffee 

shops/restaurants, walking, hospital/clinic, library, school. 

The Vault, downtown Valley City 
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Challenges of Creating Second Floor Living Space 

Downtown housing benefits the downtown area in return, 

by increasing the customer base for downtown businesses. 

It also activates the street because more people are 

walking through the area. 

While there is interest in renovating upper floor space 

downtown into residential units, the community recognizes 

that the challenges can be significant25 and include costly 

repairs and retrofits, handicapped accessibility regulations 

and modern building code requirements.  In other area 

small cities, the economic feasibility of these projects is 

challenged further when the high cost of modernizing the 

old buildings to current codes is coupled with low rents.  

Information Gathering 

• Talk with Valley City residents to understand what

housing products would be desirable. For example, are

there many residents in single family homes who would

like to move to an apartment or townhome? Students

indicated in the survey that they are interested in

affordable housing options downtown.

• Address concerns people may have about adding

housing downtown, including parking, outdoor space,

traffic, etc.

• Identify a variety of potential multifamily housing

products, and educate residents about what they look

like, how they could fit downtown, and what the

amenities would be (parking, onsite fitness, community

space, etc.).

25 www.wisconsinhistory.org/Records/Article/CS4193 

• Invite multifamily housing developers to visit downtown

Valley City and suggest what they think would work.

Development Support 

• Identify opportunity sites for housing downtown.

• Research available grants and tax credits.

• Create concepts and implementation strategies for

one or more key sites as a pilot project, to advance the

conversation.

• Market a site to the development community.

LEVERAGE THE RELATIONSHIP WITH VCSU 

Valley City is a college town and the presence of VCSU 

adjacent to downtown Valley City presents an enormous 

opportunity. Staff and students can benefit from shopping 

and dining options, parks, library, the river, and downtown 

businesses. But despite being a large potential market for 

downtown goods and services, they don’t find their way 

downtown as often as they might. 

Creating a more intentional marketing strategy for VCSU 

students and staff, and taking other concrete measures, 

can overcome some of the barriers to student and staff 

utilization of downtown businesses. 

Events 

• Build on the Welcome event held downtown in the fall

to welcome students to VCSU. Plan activities that draw

students to the coffee shop, restaurants, park, museum,

and grocery stores.
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• Find the channels to effectively market other

downtown events to VCSU students and staff.

Housing 

A student-oriented apartment building downtown would 

extend an element of campus life right into downtown, 

bringing some students in the range of downtown 

businesses, and strengthening the walking-biking 

connection between downtown and VCSU. 

Business Offerings 

• Foster some businesses that are particularly interesting

to students. Students want a coffee shop with music,

places to sit and do homework and talk with friends,

night food options, “college night” when prices are

reduced for students, community events, community

service opportunities, and things to do so they don’t

have to drive to Fargo (indoor tennis or track). A

student-oriented bar/ restaurant set up to deal with

both under-age and 21+ students, would be a big hit.

• Explore establishing a student-operated business, such

as a music club, in the downtown area.

• Take steps to extend hours of operation for restaurants

and businesses of interest to students. (The limited

evening hours at businesses was noted as a deterrent

by students in the student survey, and also by some

residents who work during the day.)

Recreational Offerings 

Mark walking and running trails that connect the VCSU 

campus with downtown. 

Physical Improvements 

• The parking lot on the north side of campus disconnects

VCSU from the river and downtown. Improved walking

and some beautification would enhance the campus

connection to downtown.

• Make it a priority to continue streetscape treatments

along Central Avenue to the campus gateway at the

river, which is the Streetscape Committee’s plans.

• Enhance the gateway to campus on downtown side of

river with lighting, signage, flowers, etc.

• Flood mitigation efforts along the north side of the

Sheyenne River in downtown offer an opportunity to

reimagine the riverfront as a recreational area that will

draw students across the river.

IMPROVE PUBLIC SPACES AND CONNECTIONS 

Although downtown Valley City is close to a great many 

interesting features and attractions, it’s difficult to know 

that from the existing environment. The relationship to 

these related amenities can be highlighted through 

gateways, signage, and other physical improvements and 

marketing. Public spaces within downtown can also be 

enhanced to create inviting places in the downtown area. 

Gateways and Wayfinding 

• Create gateway entrances to downtown Valley City

on Main Street and Central Avenue that mark the

downtown entryways. Add signage at the Interstate 94

interchanges directing people to downtown. This effort

could be tied to the overall Gateway Corridor Overlay.
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• Create a well-marked walking loop that circles through

downtown and along the Sheyenne River.

• Use wayfinding and signage to prominently mark the

path of the North Country National Scenic Trail, and

the connection with the VCSU community.

Gathering Spaces and Public Art 

• Give attention to parks and public space in the

downtown area. Upgrade these spaces with seating

areas and other features so that they serve as

community- gathering spots. These spaces already

support the events that are increasingly helping to

define downtown.

• Add public art to the downtown environment to

enhance its destination identity and draw people in

from the region.
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Figure 3-1 Valley City Downtown Development Opportunity Analysis 
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Figure 3-2 Valley City Downtown Development Sites 
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DOWNTOWN OPPORTUNITY ANALYSIS 

The Development Opportunity Analysis evaluated 

downtown Valley City for locations that have high 

potential for new development. The analysis was based on 

objective factors such as assessed value (which is 

suggestive of potential site acquisition costs) and public 

ownership—as well as factors that are more interpretive, 

such as property conditions, and the attractiveness of 

specific locations to residential and business tenants. The 

identified opportunity sites are sites which may be of 

interest to developers for new development, in the event 

that the properties are available. 

The map titled Development Opportunity Analysis, Figure 

3-1, illustrates the objective criteria used in this analysis—i.e.

assessed value per square foot, and public ownership. The

second map, Figure 3-2, titled Development Opportunity

Sites, illustrates the sites that are judged to be potentially

attractive to developers under the right circumstances.

Although these sites are considered by the consultant team to 

be promising for development, it’s important to note that any of 

the sites could have development challenges that were not 

known by the team. Similarly, sites that are not identified on the 

map may have development potential that was 

underappreciated. It is also important to note that most of the 

sites identified in this analysis are privately owned. Identifying 

sites as development opportunities doesn’t change the 

ownership of the sites, nor does it put any new restrictions on 

what property owners can do with their properties. It does not 

mean that the current use of the property is not appreciated, or 

that the property needs to be redeveloped. Development of 

any of the opportunity sites would be completely dependent on 

the support of the property owners—either through their willing 

sale of their property at a reasonable price, or through 

participating in the development of their own property. 

Notwithstanding all of these caveats, there are some excellent 

locations for downtown development. These sites offer an 

opportunity to bring additional households downtown, to add 

new retail stores or restaurants, and to increase the vibrancy of 

Valley City’s downtown.  

SITE 1 

Site Characteristics. Land area is around 90,000 square 

feet. Cumulative assessed value is approximately $903,000, 

or around $10.00/square foot. The site comprises 6 privately 

owned parcels, and additional commercial buildings 

fronting on 2nd Street. It also encompasses public alleys. 

Proposed Use. Multifamily residential development. 

Market Characteristics. The site is in a good location for 

residential development. It is at the edge of the downtown 

commercial district, just a block from the Central Avenue 

storefront district. It is across the street from the 2005 mixed 

use development at 325 2nd Street NW. 

Public Value. Downtown multifamily housing would offer 

new choices to Valley City residents. It would support 

nearby businesses in the City’s historic retail area. It would 

generate additional foot traffic downtown, demonstrate a 

sense of positive momentum, and attract additional 

investment in the area. It can be an attractive addition to 
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the environment, by offering high quality design. It would 

increase the taxable value of the property. 

Common Implementation Considerations. Two 

considerations apply to all of the sites. Development of the 

site is contingent on the current property owners’ 

willingness  to sell at a price near the property’s value. 

Public financial support may be needed to attract housing 

development. 

Other Implementation Considerations. Development of the 

entire block would likely occur in stages, and new 

development could occur on part of the block, if the 

entire block is not available. Existing rights of way would 

need to be vacated, which is a discretionary process on 

the part of the City. This puts the City in a strong position to 

ensure that the development provides strong benefit to 

the public through meeting City goals and offering high 

quality design.  

SITE 2 

Site Characteristics. Land area is around 32,500 square 

feet. The property is exempt, and may be publicly owned, 

so the property does not have an assessed value. There is 

one commercial building situated on the property. 

Proposed Use. Multifamily residential development. 

Market Characteristics. The site is in a transition location 

between single family residential neighborhoods to the 

west, and the downtown business district. 

Public Value. For Site 2, the public value is the same as for 

Site 1. 

Implementation Considerations. In addition to the 

common implementation considerations discussed for Site 

1, development of the site may require the relocation of 

the facility that is currently on the site. Implementation is 

simplified by the site being in single ownership. The site is 

relatively small, which means on grade parking, or ground-

level parking within the building, may be required. If the 

site is publicly owned, that puts the public sector in a 

strong position to ensure that redevelopment of the 

property provides strong benefit to the public through 

meeting City goals and offering high quality design.  

SITE 3 

Site Characteristics. Land area is around 31,500 square 

feet. Cumulative assessed value is approximately $402,000, 

or around $12.80/ square foot. The site comprises 2 

privately owned parcels, including a small warehouse 

building. 

Proposed Use. Multifamily residential development. 

Market Characteristics. The site is in a good location for 

residential development. It is at the edge of the downtown 

commercial district, just a block from the Central Avenue 

storefront district. It is situated between two relatively new 

developments. 

Public Value. For Site 3, the public value is the same as for 

Sites 1 and 2. 
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Implementation Considerations. In addition to the 

common implementation considerations discussed for Site 

1, this site is relatively small, which means a surface-parked 

or ground level parking configuration may be required.  

SITE 4 

Site Characteristics. Land area is around 43,800 square 

feet. Cumulative assessed value is approximately $379,000, 

or around $8.70/square foot. The site is comprised of two 

privately owned parcels, including a commercial building 

and a former gas station site. 

Proposed Use. Multifamily residential development or 

residential-commercial mixed use, that contributes a 

prominent development to the key intersection that 

connects downtown’s two storefront districts.26  

Market Characteristics. The site is at the most prominent 

corner in Valley City. It has the potential to be a landmark 

development, which would be attractive to both 

residential and business tenants. It connects to both the 

Central Avenue and the Main Street business districts and is 

only a block from a downtown grocery store. Retail 

development at this location would offer some newer retail 

spaces, which could be desirable for a subset of retail 

businesses. 

Public Value. For Site 4, the public value is the same as for 

Sites 1, 2 and 3. In addition, prominent development at this 

26  With redevelopment of the southern parcel for Thrifty White 

Pharmacy, this proposed use is unlikely to occur. 

location would reconnect downtown’s two retail storefront 

districts. It would extend and reinforce the distinctive 

storefront character of downtown Valley City. 

Implementation Considerations. In addition to the 

common implementation considerations discussed for Site 

1, the grade change along Central Avenue adds 

complexity to the development. Mixed use development is 

financially challenging, even in strong market contexts.  

SITE 5 –Alternative 1 

Site Characteristics. The site is comprised of five parcels 

(KOVC Radio, Taco Johns, surface parking lot and a 

memorial) totaling about 72,000 square feet. As part of the 

site is tax exempt, the acquisition cost is difficult to estimate., 

Proposed Use.  

Mixed-use development with apartments over storefront 

style retail businesses—with the goal of contributing a 

prominent development to the key intersection that 

connects downtown’s two storefront districts. The 

development could include a public space at the Main 

Street/Central Avenue corner that offers outdoor seating 

for restaurant tenants. 

Market Characteristics. The site is at the most prominent 

corner in Valley City. It has the potential to be a landmark 

development, which would be attractive to both 



Public Value. Valley City needs a defining icon and an 

active gathering place for the entire community; a family-

friendly attraction with entertainment for all ages; and an 

outdoor venue for farmers markets, art, music and other 

events. A Community Gathering Place in this downtown 

location  would provide all of these and it would support 

nearby businesses in the City’s historic retail area by 

generating additional foot traffic downtown. 

Implementation Considerations. In addition to the 

common implementation considerations discussed for Site 

1, this site requires openness to the potential of finding an 

alternative location and setting for the memorial although 

it is possible that the current location could work. The 

grade change along Central Avenue may add 

complexity to the development. 

SITE 6 

Site Characteristics. Land area is around 39,700 square 

feet. The site is a single parcel, with a single-story 

warehouse building and surface parking. 
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residential and business tenants. It connects to both the 

Central Avenue and the Main Street business districts and is 

only a block from a downtown grocery store. Retail 

development at this location would offer some newer retail 

spaces along Central Avenue, which could be desirable 

for a subset of retail businesses. 

Public Value. For Site 5 – Alternative 1, the public value is 

the same as for Sites 1, 2 and 3. In addition, retail 

development here would extend and reinforce the 

storefront character of downtown Valley City and 

reconnect downtown’s two retail storefront districts. It 

would extend and reinforce the distinctive downtown 

storefront character of downtown Valley City. 

Implementation Considerations. In addition to the 

common implementation considerations discussed for Site 

1, this site requires openness to finding an alternative 

location for the memorial. The grade change along 

Central Avenue may add complexity to the development. 

Mixed use development is financially challenging, even in 

strong market contexts.  

SITE 5 –Alternative 2 

Proposed Use.  

A Community Gathering Place. This alternative would 

expand the concept of a public space at the Main Street/

Central Avenue corner to provide an iconic landmark for 

downtown and a resource for all City residents and visitors 

to come together for shared community activities and 

programs. Main Street Square in Rapid City, SD is inspiration 

for a proposed gathering place in Minot and the concept 
is included in a Fargo project.

Main Street Square, Rapid City SD 

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwjC4-G3vYPiAhVCXKwKHYCpBh4QjRx6BAgBEAU&url=http%3A%2F%2Fwww.google.com%2Furl%3Fsa%3Di%26rct%3Dj%26q%3D%26esrc%3Ds%26source%3Dimages%26cd%3D%26ved%3D%26url%3Dhttp%253A%252F%252Fmainstreetsquarerc.com%252F%26psig%3DAOvVaw0fne6_h3BG7txt-oQc40Sm%26ust%3D1557114406964321&psig=AOvVaw0fne6_h3BG7txt-oQc40Sm&ust=1557114406964321


VALLEY CITY 2045 COMPREHENSIVE PLAN 

3-20

Proposed Use. Multifamily residential development, with a 

street-level frontage that is engaging to pedestrians. 

Market Characteristics. The site is on a highly visible block, 

in the Main Street retail core, and on one of the highest 

traffic corridors in Valley City. It is across the street from 

commercial businesses, and a short walk from the grocery 

store and additional businesses on Central Avenue. 

Public Value. Downtown multifamily housing would offer 

new choices to Valley City residents and increase the 

property’s taxable. It would support nearby businesses in 

the City’s historic retail area, generate additional foot 

traffic downtown, demonstrate a sense of positive 

momentum, and attract additional investment in the area. 

Implementation Considerations. In addition to the 

common implementation considerations discussed for Site 

1, a consideration is the simplification of site assembly is 

simplified as there is only one property owner.  

SITE 7 

Site Characteristics. Land area is around 51,700 square 

feet. Cumulative assessed value is approximately $420,000, 

or around $8.10/square foot. Existing development is two 

commercial buildings and a single-family home. 

Proposed Use. Multifamily residential development, with a 

street-level frontage that is engaging to pedestrians. 

Market Characteristics. The site is on a highly visible 

downtown block, in the Main Street retail core, on one of 

the City’s highest traffic corridors. It is across the street from 

commercial businesses, and a short walk from the grocery 

store and additional businesses on Central Avenue. 

Public Value. For Site 7, the public value is the same as for 

Sites 1, 2 and 3. 

Implementation Considerations. The common 

implementation considerations discussed for Site 1 apply to 

Site 7, 

SITE 8 

Site Characteristics. Land area is around 40,400 square 

feet. Part of the site is tax exempt, so the total acquisition 

cost is difficult to estimate. The site is comprised of three 

parcels. Existing development is three commercial 

buildings. 

Proposed Use. Multifamily residential development, with a 

street-level frontage that is engaging to pedestrians. The 

site could also serve as a gateway to trails along the 

Sheyenne River. 

Market Characteristics. The site is on a highly visible 

downtown block, in the Main Street retail core, and on one 

of the highest traffic corridors in Valley City. It is 

immediately adjacent to the Main Street commercial  

business district, and a short walk from the stores on Central 

Avenue. It is situated on the Sheyenne riverbank. 



VALLEY CITY 2045 COMPREHENSIVE PLAN 

3-21

Public Value. For Site 8, the public value is the same as for 

Sites 1, 2 and 3. In addition, there might also be great 

value in providing a highly visible gateway to river trails at 

this location. Having walking trails that are easily accessible 

from downtown Valley City boosts the amenity mix for 

residents, shoppers and visitors. 

Implementation Considerations. The common 

implementation considerations discussed for Site 1 apply to 

Site 8. 

DEVELOPER INTERVIEW FINDINGS 

There are some North Dakota developers who have 

pursued development projects in locations similar to 

downtown Valley City. The consultant team contacted 

some of these developers and arranged interviews with 

three of them. Interviews were focused on understanding 

their insights and perspectives about developing in North 

Dakota downtown areas. The three interviewees were: 

• Mike Allmendinger, Kilbourne Group, Fargo, ND

• Justin Hammer, IRET, Minot, ND

• Danny Hanson – Investors, Management and

Marketing (IMM), Mandan, ND

These individuals were asked to speak to the opportunities 

and challenges for downtown development and their 

experiences with housing and mixed-use development in 

downtowns in communities in North Dakota. While each 

interviewee had his own perspective, and shared specific 

comments about his development experience, there were 

some common themes that wove through all three 

conversations. Five important themes are as follows. 

There is enthusiasm for new development in downtown 

communities in North Dakota, particularly housing 

development. 

 The real estate professionals who were interviewed are 

engaged in downtown development in a variety of 

communities including Fargo, Mandan, Minot, and 

Jamestown. All three interviewees spoke to the viability of 

downtown development today. People want vital places 

in their communities where they can eat, socialize, shop, 

connect to amenities, and be active. Downtowns are 

obvious places for these kinds of activities because of their 

compact physical form, traditional storefront districts, 

walkable environments, nearby amenities such as a rivers, 

parks and lakes, and public institutions like libraries, post 

offices and schools. New housing downtown is an essential 

component of creating this vitality. The interviewees have 

seen interest on the part of millennials and empty nesters in 

living in downtown settings and have had success in 

leasing up new multifamily buildings in downtown 

communities. 

Determining the housing types that Valley City residents 

want downtown is important.  

Communities vary, and an important consideration is the 

types of housing products that could be attractive and 

viable in downtown Valley City. Townhomes offer private 
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entrances, some separation from neighbors, and 

sometimes an attached garage. Apartments can be more 

affordable, often have shared amenities like a community 

room or fitness facility, and they provide a sense of 

community that residents often find to be very desirable. 

Details such as parking, interior finishes, and community 

amenities are also important to creating a product that is 

successful. The interviewees have found that there is a lot 

of interest in the smaller units that multifamily buildings offer 

– in Fargo 800 square foot units with two bedrooms have

been very marketable.

Mixed-use development is desirable and creates vitality. 

The development professionals were enthusiastic about 

projects that combine commercial uses on the street level 

with housing on the floors above. People are looking for 

coffee shops, restaurants, and bar/grills in downtowns. 

These establishments add energy and activity to the 

downtown environment. A development in Minot that was 

discussed is a 20-unit 5-story building with commercial 

space on the first floor that originally housed a 

photography studio but now has a bar/restaurant with mini 

golf adjacent. One caution regarding retail space is that in 

today’s changing retail environment, where online 

shopping and big box stores are pulling business away 

from small stores, filling retail space can be challenging. 

Public plazas are another element of a housing 

27 Although the community gathering place presented as Alternative 2 

for Site 5 was not discussed with the developers, it would fit in this 

discussion., 

development that can activate the area and attract 

people.  

A new housing development in downtown Fargo includes 

a public plaza modelled on Main Street Square in Rapid 

City, SD. Public plazas must be heavily programmed (with 

an operating budget) to deliver on the potential benefits 

they offer. 

Public subsidy is likely to be needed for new downtown 

housing development, and exploratory conversations 

about what this might look like are needed to gain the 

support of the community. 

In the experience of our interviewees, downtown 

multifamily development often requires public subsidy. 

One project that was referenced used state Housing 

Incentive Fund resources to close the gap and provide 

affordable rents. Projects in downtown Fargo rely on Tax 

Increment Financing and Renaissance Zone designation 

that defer property taxes to help cover development 

costs. And sometimes a public amenity is built into the 

project, like a public parking facility or public plaza27. To 

gain community confidence in providing public subsidy to 

downtown development requires time spent creating a 

community vision for downtown, and an understanding of 

the future benefits that new development brings to the 

community.  
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One developer said he spends a lot of time making the 

case for the practice of tax deferment to support 

development. He explains with a downtown and/or infill 

project, all the infrastructure (streets, curbs, gutters, police, 

fire) is already in place; new development on the edges of 

town imposes big infrastructure costs. And the new 

property revenue that a project ultimately produces 

makes the upfront investment worth it. 

Next Steps for Valley City.  

Developing multifamily housing in a downtown where new 

housing has not been built for many years can seem risky 

or unrealistic. Gaining more information about the 

possibilities and exploring the early stages of a 

development project can help determine viability. If Valley 

City is interested in pursuing housing development in 

downtown Valley City, it was suggested that some 

immediate steps could be pursued. The City could identify 

several sites where redevelopment could most likely occur, 

and work with a developer to create some concepts for 

what a housing product might look like. The developer 

could provide conceptual drawings of the project which 

would help the community see what a new building would 

look like and how it would fit into its surroundings. A 

conceptual level pro forma created by the developer 

would provide the City with an understanding of projected 

rents, costs, and the amount of public subsidy that might 

be needed. 

ISSUES IDENTIFIED BY THE COMMUNITY 

CHANGING RETAIL AND COMMERCIAL PREFERENCES 

Consumer preferences have changed. Convenient online 

shopping and the growing demand for unique shopping 

and dining experiences have had an impact on the way 

commercial centers are now designed and the types of 

environments in which they are located. Nationally, 

consumers prefer more walkable, mixed use, compact, 

and vibrant shopping destinations. In Valley City, residents 

want more restaurants (especially sit-down family 

restaurants), outdoor cafes, and shopping choices and 

they want the stores that left Valley City to come back. 

The community has identified the need to address the 

appearance of Valley City’s commercial uses. 

ACTIVITIES 

The redevelopment of aging commercial centers is also 

another opportunity to provide new shopping and dining 

opportunities and unique commercial “experience. 

RESOURCES 

This Chapter relies on a variety of information sources. 

Although primarily narrative in format, without providing 

detailed demographic and market information, it is based 
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on an understanding of Valley City’s development market, 

which utilized information that came from the following 

information sources. 

• Costar

• ESRI Business Analyst Online

• Valley City property information and building permit

records

Several sources of community input informed the Chapter. 

Two related surveys, one available to the community as a 

whole, and one directed at students, were conducted as 

part of the larger planning process. Both surveys included 

questions pertaining to downtown. Information was also 

gathered at several events, including: 

• Community Open House, September 21, 2017

• Two focus groups, one with VCSU students and the

other with young professionals, January 29-30, 2018.

• Individual interviews were conducted with seven

people in the Valley City community who have been

closely involved with Valley City development and

improvements.

• Jeff Edwards, Valley Realty & Valley City Streetscape

Committee

• Jennifer Feist, Valley City-Barnes County
Development Corporation

• Kay Vinje, Chamber of Commerce

• Jim Knutson, Valley Realty

• Wesley Wintch, Valley City State University

• David Schelkoph, City Administrator

• George Dutton, downtown business owner
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CHAPTER 4 – VISION, GOALS AND POLICIES 

OUR VISION 

In community discussions regarding this Valley City plan 

update, several guiding principles have been identified: 

• Provide high quality public services

• Provide an efficient and well-designed transportation

system

• Provide comprehensive and top-quality facilities and

infrastructure

• Protect Valley City’s small-town character

• Foster strong and sustainable neighborhoods

• Create more commercial activity

• Increase employment, especially higher-paying jobs

• Foster prosperous economy and fiscal health

• Preserve historic resources

• Provide high quality parks and recreation

• Become a Green City

• Make efficient use of the City’s investments

• Leverage Valley City’s regional context

• Encourage redevelopment and infill efforts

FORMULATION OF THESE GOALS AND POLICIES 

These Goals and Policies are the heart of the Valley City 

2045 Comprehensive Plan. They reflect Valley City’s 

aspirations for the future. The two sources for these draft 

Goals and Policies are a review of adopted documents 

and community input. Although the issues derived from 

these sources cover a broad spectrum of issues, recurring 

themes are clear. For transportation-related Goals and 

Policies, see the Valley City 2045 Transportation Plan. 

DOCUMENT REVIEW 

Through the planning process, several Valley City 

documents were reviewed to identify the aspirations and 

the concerns of the community. Formulating these goals 

and policies started with the text of the 2000 Land Use and 

Transportation Plan. Although that document does not 

include a specific goals and policy section, the text 

includes many community goal and policy statements. 

Each of these statements was reviewed and catalogued 

according to topic.  

COMMUNITY INPUT 

The other sources for these draft goals and policies include 

the input received from the Valley City 2045 Steering 

Committee, project focus groups, polling at a community 

meeting, project surveys (both the online and paper 

versions), information compiled through the downtown and 

parks paper surveys, and community conversations. As with 

the policies derived from the 2000 Land Use and 

Transportation Plan, each of these statements was 

reviewed and catalogued. The resulting list was presented 

to the Steering Committee. Many ideas were deleted 

because they are no longer applicable, others modified, 

and some additional policies included. For the related 

implementation measures see Chapter 8. 
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DRAFT GOALS AND POLICIES 

Goals and policies are the heart of any planning process, 

communicating where the community wants to go and 

what it wants to look like, feel like, and be like.  

Goals are broad statements, while policies are more 

specific actions that can be taken to achieve the goals. 

GOAL 1 

PRESERVE AND ENHANCE THE UNIQUE CHARACTER OF 

VALLEY CITY  

Policy 1.1 

Policy 1.2 

Policy 1.3 

Policy 1.4 

Policy 1.5 

Support strong and sustainable 

neighborhoods and work to protect 

neighborhoods from negative impacts.  

Encourage new development adjacent to 

areas of established residential 

neighborhoods to be compatible with or 

improve the area's existing character.  

Encourage walkable, pedestrian-oriented 

streets.
Continue to encourage revitalization of 

existing residential, commercial, and 

industrial areas.  

Support efforts to preserve historic places 

and cultural resources. 

GOAL 2 

SUPPORT EXISTING BUSINESSES AND PROMOTE NEW 

BUSINESSES WITHIN VALLEY CITY  

Policy 2.1 Champion a diverse economy that supports 

existing businesses, encourages 

entrepreneurs, and attracts new employers.  

Policy 2.2 Encourage a healthy and sustainable 

business environment that continues to invest 

actively in infrastructure and to build a 

community that is attractive to employers 

and their workers.  

Policy 2.3 Promote new businesses that will retain and 

attract working age demographics for 

employment, shopping/utility, and 

recreation. 

Policy 2.4 Work to leverage the City’s current 

demographic and become a destination for 

businesses that serve retirees and senior-

related needs.  

Policy 2.5 Continue to support efforts to retain the 

City’s youth and to support education 

including Valley City’s K-12 system and VCSU. 

GOAL 3 

CONTINUE TO SUPPORT DOWNTOWN VALLEY CITY AS A 

VIBRANT CENTER OF BUSINESS AND COMMUNITY ACTIVITY 

Policy 3.1 Work to attract additional office 

employment and associated businesses to 

downtown Valley City. 

Policy 3.2 Promote downtown as an alternative 
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residential living environment. 

Policy 3.3 Consider developing a focus on 

entertainment and civic activity. 

Policy 3.4 Consider supporting the concept of a 

downtown community gathering place to 

provide an iconic landmark for downtown 

and a resource for all City residents and 

visitors to come together for shared 

community activities and programs.  

Policy 3.5 Consider creating an overlay district 

identifying expanded aesthetic 

enhancements and beautification. 

Policy 3.6 Continue to support Valley City’s downtown 

revitalization efforts.  

GOAL 4 

PROMOTE A GREENWAY SYSTEM 

Policy 4.1 Strive to build on the Greenway indicated on 

the 2045 Future Land Use Map to expand its 

recreational and environmental protection 

function embankment work and seeding 

natural vegetation. 

Policy 4.2 Continue to seek federal and state funding 

for environmental protection and 

recreational use including landings, fishing 

piers, picnic areas, trails, and more.  

Policy 4.3 Consider developing a master plan of 

interconnected shared-use paths and trails 

linking the City’s recreation facilities and 

providing access to a larger trails system.  

Policy 4.4 Consider incorporating the Greenway 

System into the branding and marketing of 

downtown Valley City. 

GOAL 5 

ENCOURAGE A VARIETY OF HOUSING TYPES AVAILABLE TO 

A RANGE OF INCOMES AND AGE GROUPS  

Policy 5.1 Encourage a City-wide mix of residential 

housing types and designs by providing for a 

wide variety of allowable housing densities 

and types.  

Policy 5.2 Continue to enforce city building and 

housing codes to preserve and improve 

existing neighborhoods and housing units.  
Rally in the Valley Parade 
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Policy 5.3 Consider a program to monitor the condition 

of the City’s rental housing to ensure resident 

safety. 

Policy 5.4 Continue to seek federal and state funding 

for the demolition or rehabilitation of 

substandard housing.  

GOAL 6 

MAINTAIN A FUTURE LAND USE MAP THAT DEPICTS THE 

PATTERN FOR FUTURE DEVELOPMENT AND REDEVELOPMENT 

OF VALLEY CITY AND ITS PLANNING AREA.  

Policy 6.1 Guide future development and 

redevelopment of Valley City according to 

the proposed distribution, location, and 

extent of future land uses by type, density, 

and intensity as shown on the Future Land 

Use Map.  

Policy 6.2 Conduct a review of the Future Land Use 

Map after the 2020 U.S. Census data is 

available and periodically thereafter to 

provide for Valley City’s evolving needs. 

Policy 6.3 Encourage new development and rezoning 

requests that are:  

• Consistent with the Future Land Use Map.

• Consistent with the goals and policies of

this plan.

• Able to demonstrate the availability of

roads, water, and sewer to service the

proposed development.

• Compatible with surrounding land uses or

commit to provide appropriate transitions

and buffers when differing uses are

adjacent to one another.

Policy 6.4 Encourage residents and business owners to 

be involved in supporting the Valley City 

Comprehensive Plan. 

GOAL 7 

SUPPORT THE LOGICAL SEQUENCING AND TIMELY 

PROVISION OF ADEQUATE PUBLIC FACILITIES AND 

COMMUNITY SERVICES THAT IS FISCALLY RESPONSIBLE. 

Policy 7.1 Inform the public that although the Future 

Land Use Map indicates the uses and density 

ranges that could ultimately be permitted on 

a given parcel, it is not a guarantee that 

such densities or uses are immediately 

appropriate. 

Policy 7.2 Require that new development be in 

accordance with the Valley City 2045 

Comprehensive Plan.  

Policy 7.3 Continue to systematically invest in 

infrastructure that supports current and 

future population and businesses.  

Policy 7.4 Utilize the provision of facilities and services 

to guide the timing and sequencing of future 

development. 

Policy 7.5 Consider adopting a policy regarding the 

provisions of infrastructure to candidate infill 

development sites. 
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GOAL 8 

REVIEW AND ADJUST CITY POLICIES, REGULATIONS AND 

PROCESSES FOR CONSISTENCY WITH THIS COMPREHENSIVE 

PLAN. 

Policy 8.1 

Policy 8.2 

Support a requirement that land use 

decisions be informed by the Valley City 

Comprehensive Plan. 

The Slope Protection Overlay (Figure 6-2) is

intended to signal to landowners and 

developers that there are challenges to 
developing in these areas. and that

grading, and the provision of 

infrastructure can be more difficult and 

expensive. Consider developing 

regulations for areas with the Steep Slope 

Overlay that would address permitted 

uses, steep slope development 

conditions and density calculations.  

Policy 8.3 Consider developing a Gateway Corridor 

Overlay and apply it along Main Street, 

Central Avenue, 8th Ave SW, the entryways to 

the City (Figure 4-1). The specific elements 

are yet to be determined but could include 

guidelines for public and private 

landscaping, signage, to all or parts of those 

corridors. The specifics for each corridor or 

for segments within a corridor, may be 

different.   

Policy 8.4 

Policy 8.5 

Consider adopting Floodway and Floodplain 

Use Overlay Districts regulations. These would 

supersede existing underlying regulations 

only to the extent expressed in the 

Floodplain provisions and having in effect, in 

all other respects, the regulations applicable 

in the underlying use district in which the 

land is situated. There are two designations: 

FW Floodway and FP Floodplain. 

Where necessary, revise City ordinances to 

effectively implement this Valley City 

Comprehensive Plan. 

Figure 4-1 Draft Gateway Corridor Overlay 
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CHAPTER 5 - VALLEY CITY CHOICES 

IMAGINING VALLEY CITY’S FUTURE 

Valley City 2045 presents an opportunity for the City to plan its future. 

As a first step, the consultant team considered general future land use 

patterns for the entire Valley City planning area. Three preliminary 

alternative growth scenarios were developed for consideration as a 

basis for further study: 

• Trends Scenario

• Corridor Scenario

• Focused Growth Scenario

These alternatives were designed to assist the community look long-

term and envision the desired future for Valley City. This chapter

contains a detailed expression of Valley City’s desire for the future and

is truly the heart of Valley City 2045.

Each scenario is very conceptual, designed to facilitate discussion at a 

30,000- foot level, by generally showing the distribution of population 

and employment. The lighter orange color in each of the scenarios 

indicates lower-intensity urban development, with no distinction 

between residential, commercial and, in some concepts, industrial 

uses. The darker orange color indicates more intense development 

including industrial/employment and high-density residential uses. 

They are not designed to reflect the year 2045, but to facilitate 

evaluating which land use approach does the following: 

• Reflects community character

• Achieves and maintains compatible land uses

• Encourages and facilitates economic development

• Provides a platform for cost-effective staging of infrastructure and

community facilities.

 Figures 5-1, 5-2 and 5-3  Preliminary Valley City Concepts 
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The three concepts (Figures 5-1 through 

5-3) were presented for consideration at

a community meeting where

participants voted on their preferred

concept.

Community participants were asked 

which scenario the team should use as 

the basis for developing the Future Land 

Use Map. At first the group split between 

the Corridor Focus and Focused Growth 

Scenarios.  

Considerable discussion followed 

regarding the advantages of each 

approach. A few participants asked to 

poll the question again and this time the 

most popular was a “Combination of 

the Concepts”.  

Following this community meeting, the 

consultant team revisited the 

development constraints, land use mix, 

location criteria and population criteria 

in developing the draft Future Land Use 

Map. This process is depicted in Figure 

5.6.

Figure 5-4 Community Meeting Polling – Round 1 

Figure 5-5 Community Meeting Polling – Round 2 

Source: Stantec Consulting 

Source: Stantec Consulting 
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Figure 5-6 Planning Process After Reaching a Consensus Scenario 

Source: Stantec Consulting 
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POPULATION ACCOMMODATION 

Population forecasts are an early step in 

developing a Future Land Use Map. This 

discussion looked at historic population 

change in Valley City, Barnes County as well as 

the existing projections through 2045. These 

forecasts provide the basis for calculating 

future land needs for residential, commercial, 

and industrial development.  

HISTORIC POPULATION GROWTH AND PREVIOUS 

PROJECTIONS  

A chart (Figure 2-1) showing Valley City’s 

growth since 1930 is included in Chapter 2. 

Figure 5-7 expands that information, 

comparing the City’s growth to that of Barnes 

County, Jamestown, Mandan and West Fargo. 

Since 1980, Valley City’s population has 

tracked at  about 60% of the Barnes County 

population. That rate is used in Figure 5-8 to 

illustrate a population for the City using 

population projections developed for Barnes 

County and applying the 60%.  

In recent years, Valley City has experienced a 

relatively flat population level. Much of that is 

because of the City’s low net natural growth 

rate; it has more deaths each year than births 

as shown in Figure 5-9. 

Figure 5-7  Population Changes: Valley City, Barnes County and Three Peer Cities 

Figure 5-7 Recent Net Natural Growth (Births-Deaths) 

Figure 5-8 Previous Valley City Population Projections 

Source: Stantec Consulting 

Source: Stantec Consulting 
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2045 TARGET POPULATION 

Previous population projections for Valley City 

include those in the 2000 Valley City Land Use 

and Transportation Plan, the 2016 projections 

developed by North Dakota State University for 

the 2016 North Dakota Statewide Housing 

Needs Study. These show the City’s 2045 

population at roughly the same population 

levels as today. That future is a possibility, but 

the Steering Committee and the consultant 

team see more positive possibilities due to the 

City’s unique combination of committed 

community leaders, VCSU, downtown Valley 

City, the river, and three I-94 interchanges. As 

mentioned in Chapter 2,  those elements 

demonstrate the City’s potential for sustainable growth and a positive 

future. 

Source: Stantec Consulting 

Figure 5-11 Additional Growth Considerations 

Figure 5-10  Growth Considerations 
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Figure 5-9 Recent Net Natural Growth (Births-Deaths) 

Source: Barnes County Health Department 

Source: Stantec Consulting 
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Several population forecast methods were 

considered for 2045. Four Straight-Line 

projections depict City population growth at  

.5%, 1.0%, 1.5% and 2.0%. Existing projections for 

Barnes County and the region were also used, 

applying Valley City’s existing percentage of 

those entities’ population to their projected 

future population levels. The range of 2045 

population totals for Valley City from these 

various methods ranged from a low of about 

6,600 to a high of just over 11,600.  

Given the City’s negative net natural growth, 

most of this population growth, much of this 

future growth would come from newcomers. 

Population was addressed at the September 

2017 community  meeting.  

Meeting participants were polled for their 

preference. More than 58% of those attending 

selected a growth rate between .5% and 1%, 

which would bring the City’s 2045 to between 

7,588 and 8,762 (Table 5-1). This population 

would have the City to the current population 

totals of Wahpeton ND and nine MN cities: 

New Prague, Shorewood, Crookston, Orono, 

Virginia, Cambridge, Little Falls, East Grand 

Forks and Thief River Falls are within this range. 

To reach these 2045 levels, Valley City would 

need to attract, on average, between 27 and 

47 households or 54 to 94 newcomers a year. 

Many of those participating at the September 

2017 community meeting agreed that those targets seemed 

reasonable (Figure 5-12). In response, the Future Land Use Map 

reflects a level of population growth by 2045 between .5% and 1%. 

 

Table 5-1 

Target 
Population 

Increase 

2016 - 2045 

Newcomers 

Needed 

Each Year to 

Meet Target 

Newcomer 

Households 

Needed Each 

Year  to Meet 

Target 
Target % 

Resulting 

2045 Total 

0.0% 6,566 0 15 8 

0.5% 7,588 1,122 54 27 

1.0% 8,762 2,296 94 47 

1.5% 10,112 3,646 141 70 

2.0% 11,660 5,194 194 97 

Source: Stantec Consulting – Community Meeting 

Source: Stantec Consulting 

Figure 5-12 Community Meeting Polling 
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CHAPTER 6 - VALLEY CITY 2045 LAND USE MAP 

2045 FUTURE LAND USE MAP 

The Valley City 2045 Future Land Use Map (2045 Map), 

together with the Comprehensive Plan’s goals and 

policies, reflect Valley City’s current vision for the future 

and a development pattern that balances the economic, 

social, and environmental needs of Valley City, 

strengthens the local economy, and preserves the City’s 

high quality-of-life. 

The 2045 Map and policies provide both general 

guidance and flexibility to decision makers in their long-

range planning. They are used to guide the future focus of 

population and job growth, land development and open 

space areas and to guide related public investments in 

infrastructure (such as municipal water and sewer facilities, 

and roadways). The 2045 Map is based on historic and 

developing growth patterns, population projections and 

the acreage needed to accommodate a 2045 

population of approximately 9,450 while accounting for 

site constraints and community preferences expressed 

though the community survey and public meetings. The 

map evolved through a public process that involved City 

staff, Steering Committee members, community 

stakeholders, developers, local business owners, students 

and others. 

As Valley City moves forward, the 2045 Map may and 

most likely will, be modified to reflect changing conditions. 

The 2045 Map is not to be construed as a rigid image of 

Valley City in the future. 

Development in the short term is anticipated to occur in 

locations where infrastructure can readily be extended. 

These areas contain sufficient space for the full range of 

land uses to be accommodated, with balanced 

distribution across the City. Future City participation in this 

infrastructure development will be based on available 

funding. Future land use mapping for the City beyond the 

year 2045 is presented in Chapter 9 for reference. This map 

was developed using the same criteria as the 2045 Map 

does, and accommodates an additional 4,000 to 5,000 

people.

WHAT IS THE DIFFERENCE BETWEEN A FUTURE 

LAND USE MAP AND A ZONING MAP? 

Both depict how land can be used and developed over 

time, using a set of “categories” and “zones” (shown as 

colors on the maps). Both maps show broad categories of 

uses, such as residential, mixed use, industrial, commercial 

and open space. Both also convey information about the 

scale and density/intensity of future development.  
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Future Land Use Map is about the future … 

A future land use map depicts a long-term vision of how 

and where a city will grow and change to accommodate 

expected population and job growth.  

In Valley City the planning horizon for its Future Land Use 

Map is 2045. The 2045 Map and related Comprehensive 

Plan policies provide general guidance to decision makers 

regarding the City’s long-range focus of population and 

job growth, zoning decisions, and infrastructure (municipal 

water and sewer facilities, and roadways) investments.  

The 2045 Map is not a regulatory document; boundaries 

are not definitive delineations of where different types of 

development are appropriate and where they are not. 

The City’s Zoning Ordinance, Zoning Map and land 

development regulations serve that role. For specifics on 

what uses are permitted on any property, please review 

the zoning documents. The 2045 Map does not change 

any existing zoning designation. The Compatibility Matrix 

(Table 6-2) illustrates the relationship between the 2045 

Map categories and the Zoning Ordinance districts.  

Zoning Map is about what is allowed today … 

A zoning map tells us how land can be used and what 

can be built on any given property today. Zones are more 

specific than Future Land Use Map designations and 

come with a set of rules (like those included in the Valley 

City Zoning Ordinance) that clarify the specific list of uses 

that are permitted or possible conditionally in each zoning 

district, and how buildings may be developed or changed 

(e.g., maximum height, lot coverage and required 

setbacks from property lines). 

The future land use map and the zoning map are like a 

leader and a follower. A local government’s future land 

use map is the leading map and the zoning map is the 

following map. The zoning map can “catch up” to the 

plan map, but it can’t go past it. The Future Land Use Map 

is a long-range map reflecting what the community 

anticipates in 2045, while the Zoning Map illustrates what is 

allowed now. A note is included on the 2045 Map to 

indicate the function of that map as a guiding document.

FUTURE LAND USE MAP CATEGORIES 

Fourteen future land use categories and the symbol for the 

Activity Center Overlay designation are depicted on the 

Future Land Use Map. The Slope Protection Overlay (Figure 

6-2) and the Gateway Corridor Overlay (Figure 4-1)are

mapped separately.

The 2045 future land use category descriptions are 

addressed at the end of this chapter. The descriptions do 

not propose a change to existing development; instead, 

they suggest a direction moving forward and list qualities 

to be embodied by new development and 

redevelopment. 
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Figure 6-1 Draft 2045 Future Land Use Map 
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Figure 6-2 Draft 2045 Future Land Use Map with Steep Slopes Overlay 
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Table 6-1 

VALLEY CITY 2045 LAND USES 

Future Land Use 

Category 

Valley City 2045 

Planning Area 2045 Outside 

Current City Limits Total Planning Area 2045 

Developed 
Not 

Developed Total Developed 
Not 

Developed Total Developed 
Not 

Developed Total 

Rural 0 0 0 260 6,093 6,353 260 6,093 6,353 

Outlying 

Suburban 
0 0 0 98 50 148 98 50 148 

Suburban 216 80 295 217 76 293 432 156 588 

Compact 

Development 
359 176 535 35 262 297 394 438 832 

Commercial 28 3 32 0 44 44 28 47 76 

Downtown 68 3 72 0 0 0 68 3 72 

Mixed Use – 

Community 

Commercial 

and Business 

203 86 288 35 100 135 237 186 424 

Industrial 201 100 302 0 26 26 201 127 328 

Open Space 33 29 61 0 306 306 33 335 367 

Park and 

Golf 

Course

71 22 92 185 51 236 256 73 329 

Greenway 0 65 65 0 0 0 0 65 0 

Airport 0 0 0 343 0 343 343 0 343 

Civic 9 1 10 193 0 193 202 1 202 

Education 86 1 88 0 0 0 86 1 88 

Hospital 4 0 4 0 0 0 4 0 4 

1,844 8,375 10,154 

Source: Stantec Consulting 
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COMPATIBILITY MATRIX 

The Compatibility Matrix (Table 6-2) is a factor to be 

considered in determining whether a proposed zoning 

district is consistent with the 2045 Map  categories. Other  

criteria include, but are not limited to, compatibility with the 

surrounding area and potential impact on community 

services and infrastructure.  

Normally Compatible 

Except in unusual situations, the proposed 

zoning district is considered compatible with 

the future land use category. Development 

should be designed consistent with good 

planning practice. 

Potentially Compatible 

The proposed zoning district may be 

compatible the future land use category but 

may have potential conflicts with existing 

adjacent uses that could be resolved or 

minimized through project design. Traffic 

and other external effects should be 

directed away from lower intensity uses. 

Landscaping, buffering and screening could 

minimize negative effects. 

Incompatible 

Generally, the proposed zoning district is 

incompatible with the future land use 

category. Proposed zoning with this level of 

conflict are not be permitted without 

documentation demonstrating that external 

effects are fully mitigated. 

Table 6-2 

Future Land Use 

Categories 

ZONING COMPATIBILITY MATRIX 

R-1 R-2 R-3 R-4 B-1 B-2 I-1 PUD Open Public 

Rural 

Outlying Suburban 

Suburban 

Compact 

Development 

Commercial 

Downtown 

Mixed Use – Community 

Commercial and 

Business 

Industrial 

Open Space 

Parks and Golf Course 

Greenway 

Airport 

Civic 

Education 

Hospital 

Source: Stantec Consulting 
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RURAL AND RESIDENTIAL LAND USE CATEGORIES 

The Rural land use category and three residential land use 
categories are identified on the 2045  Map, reflecting the 
diversity of housing opportunities and neighborhood 
characteristics that the community values.  

RURAL 

Generally, areas designated Rural on the 2045 Map are 

located outside City limits and are expected to remain 

sparsely developed, and remote from public services through 

2045. They are characterized by agricultural and very low-

density residential uses. These areas can anticipate a 

continued level of public services below that of more 

developed areas within the City. 

DENSITY 

RANGE 

The minimum acreage required for residential 

or non-residential uses is five acres. 

MIX OF USES 
Uses defined by the Barnes County 

Development Code.  

OUTLYING SUBURBAN 

Large lot neighborhoods feature single-family detached 

homes on lots ranging from ½ to more than one-acre in size. 

Neighborhoods typically feature more rural characteristics, 

such as open fencing and rural roadway cross-sections (e.g., 

no curb and gutter or sidewalks).  

Varying by their location, topography, other natural features, 

adjacent ranges and grazing lands, contribute to the overall 

character of these areas.  

DENSITY 

RANGE 

Typically, 1-2 dwelling units/acre, although 

densities may be significantly lower in some 

locations. 

MIX OF USES 

Single-family detached homes. 

Parks, open space, trails, livestock grazing, 

small-scale agricultural uses and community 

gardens.  

LOCATION 

Typically located either at the outer fringe of 

urban development, in areas where steeper 

slopes or other natural features are unsuitable 

for more dense development, or where this 

category reflects existing development 

patterns. 
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COMPACT DEVELOPMENT 

Areas designated Compact Development on the Future 

Land Use Map encompasses many of the older portions of 

the City. feature small lots, an interconnected network of

sidewalks and streets, and in some cases, alley-loaded 

garages. These and the newly designated areas have a 

distinctly urban character. 

DENSITY RANGE 

Six to 10 dwelling units/acre are typical, 

although parts of an area may have 

higher densities if the overall is within this 

range. 

MIX OF USES 

Predominantly detached single-family 

homes on smaller lots than areas 

designated Suburban. This designation 

may also include a range of attached 

units (twin homes, duplex, triplex, 

townhomes), multi-family (apartments and 

condominiums).  

Secondary uses include neighborhood 

parks and churches. Commercial and 

industrial land uses are not permitted. 

MIX OF 

HOUSING TYPES 

A variety of housing types and price 

ranges is encouraged to provide choices 

for City residents. 

LOCATION 

Varies; typical of older portions of the City

and encouraged in new development 

areas. 

SUBURBAN 

Large lot neighborhoods feature single-family detached 

homes on lots ranging from ½ to more than one-acre in size. 

Topography and other natural features, as well as adjacent 

ranges and grazing lands, contribute to the overall 

character of these neighborhoods depending on their 

location. Clustering homes to preserve these existing 

features or provide shared open space for residents is 

encouraged. 

DENSITY 

RANGE 

Typically, 1-3 dwelling units/acre, although 

densities may be significantly lower in some 

locations. 

MIX OF USES 
Single-family detached homes. 

Parks, open space, trails, community gardens. 

LOCATION 

Typically located at the fringe of urban 

development and in areas with this  

neighborhood development pattern.  
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 OTHER FUTURE LAND USE CATEGORIES 
DOWNTOWN 

The Downtown category can best be characterized as the 

“urban core” of Valley City and reflects the significance of 

Downtown Valley City’s role as the center of the community. 

This mixed-use  category accommodates the broad range of 

land uses and conditions that exist in the area designated 

Downtown.  

This part of the City is already the most heavily settled, and 

has the greatest range and highest levels of urban services. 

Residential, commercial, office, public and quasi-public, uses 

will continue to predominate in the downtown area.   

Mapping of this land use category includes areas with 

existing urban commercial and office uses as well as some 

peripheral areas which could be appropriate for downtown 

uses in the future.  

DENSITY 

RANGE 

Densities will range depending on proximity to the 

center of downtown.  

MIX OF 

USES 

This category allows for a vertical or horizontal mix 

of uses, including residential. Uses will vary by 

location but uses in the more intense areas of 

downtown would generally include a mix of civic, 

cultural, retail, restaurant, professional offices, 

financial institutions, medium/high-density 

housing, government (federal, state, and local) 

buildings and properties. 

Specific mix of uses and especially uses on the 

outer edges of the area should be guided by 

compatibility with nearby uses.  

COMMERCIAL 

The Commercial category applies to specific areas of the 

City and provides opportunities for concentrated, large-

scale commercial uses with a regional focus.   

MIX OF USES 
Specific uses will be guided by the City’s 

Highway Business Zoning District.  

LOCATION 

These land uses would be located outside of 

downtown Valley City and focused at I-94 

Interchanges, convenient to customers, 

employees and the traveling public. 
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28 Floor area ratio is the ratio of a building's total floor area to the size of 

the piece of land upon which it is built. 

MIXED USE -  

COMMUNITY COMMERCIAL AND BUSINESS 

This land use category provides the foundation for 

community commercial and business activities. 

DENSITY 

RANGE 

Non-Residential/Mixed-Use: Typical Floor Area 

Ratios28 (FAR) are between 0.5 and 2. 0. 

Residential (PUD approval required): Typically, 

between 12 and 20 dwelling units per acre. 

MIX OF USES 

Includes a mix of retail, commercial, office, 

and other uses in a less intense or more 

suburban context than the Downtown 

category.  

These areas are intended to serve adjacent 

neighborhoods, the broader community and 

in some locations, the traveling public. 

Specific uses will be guided by the City’s 

Highway Business Zoning District which 

captures the mix of uses anticipated in this 

land use category. 

Multi-family uses may be appropriate in 

certain limited locations and would require 

Planned Unit Development (PUD) zoning 

approval.  

LOCATION 
Generally located along roadway corridors 

and at activity centers. 

ACTIVITY CENTER OVERLAY 

The Activity Center symbol is an indication that densities and 

intensities in the vicinity of the symbol are expected to be on 

the higher end, but within the prescribed range, of 

surrounding areas. This consideration would be applied 

during rezoning and development review requests. 

INDUSTRIAL DEVELOPMENT 

The Industrial Development category provides for 

concentrated areas of employment. 

MIX OF USES 

Specific uses will be guided by the City’s 

Light Industrial Zoning District which 

captures the mix of uses anticipated in this 

land use category. 

Ancillary or support uses such as restaurants, 

offices, health clubs and convenience 

centers may be appropriate within an 

Industrial park zone and Planned Unit 

Development (PUD) provided they are not 

intended to function as a primary use. 

LOCATION 

Desirable locations for industrial uses vary by 

the type and potential impact of proposed 

uses, as well as the opportunity to create 

synergy with established uses in an area.  
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GREENWAY 

A Greenway is a multiple objective, open space corridor that 

performs natural functions while offering a comfortable 

experience to residents and visitors as they recreate and 

commute along its trails.  

LOCATION 

The Valley City Greenway is focused on: 

• Sheyenne River corridor where it reflects the

City’s ongoing work on permanent flood

protection and planning to make the river

more accessible. The Greenway envisions a

walking path, sustainable natural vegetation,

fishing piers, boat landings, picnic areas and

possibly primitive camping sites and other

amenities.

• Areas where steep slope presents another

conservation and recreational opportunity.
• Areas where connections can be made to

other trails, including the North Country Trail

and shared use paths.

OPEN SPACE 

This category encompasses parks and open space across the 

City and is limited to such uses. This designation is intended to 

provide for the passive recreational needs of the community. 

Open space is generally provided by the City or is the result 

of conservation and flood protection commitments. Privately 

operated facilities may be included. 

SIZE Varies. 

MIX OF USES This category includes passive open space. 

LOCATION Varies 

PARKS AND GOLF COURSE 

This category encompasses parks and recreational areas 

across the City and is intended to provide for the active and 

passive recreational needs of the community. Generally, 

these areas are publicly owned but privately-operated 

facilities which also serve recreational needs, such as golf 

courses, are included. 

SIZE 

Varies, ranging from as small as 1-3 acres to 

expansive golf course facilities. Pocket parks or 

similar facilities may be smaller than one acre 

where necessary to serve increased densities 

within established neighborhood because of 

infill and redevelopment. 

MIX OF 

USES 

Parks, trails, community gardens and other 

recreational facilities. Also includes urban 

hardscape parks. 

LOCATION 

Varies based on facility type and size. 

Generally, neighborhood parks should be 

centrally located within neighborhoods to 

allow for bike and pedestrian access. Larger 

community and regional facilities should be 

located along major arterials and collectors to 

provide access from other areas of the City.  
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AIRPORT 

This category is intended to accommodate Barnes County 

Municipal Airport activity and aviation-related existing 

businesses. It does not include commercial and industrial uses 

located around the Airport. 

MIX OF USES 
Airport activity and aviation-related 

businesses. 

LOCATION 

Applies to the Barnes County Municipal Airport 

activity and the additional area covered by 

the Airport Master Plan. 

EDUCATION 

Public and private K-12 schools, VCSU and related facilities. 

LOCATION 

Varies based on facility type and size. 

Generally, schools should be located within 

neighborhoods to allow for bike and 

pedestrian access and co-located with parks 

where feasible.  

HOSPITAL/MEDICAL 

This category is intended to accommodate Valley City’s 

major medical-related activities. 

MIX OF USES Hospital and related activities. 

CIVIC 

The Public/Quasi-Public category includes facilities and 

services provided by the City, County, or a quasi-public 

organization. 

MIX OF USES 

Government offices, fire stations, libraries and 

public facilities such as electrical substations, 

water and wastewater facilities, and other 

public utility-type uses. 

LOCATION Varies. 
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SLOPE PROTECTION OVERLAY 

The Slope Protection Overlay is intended to signal landowners 

and developers that there are potential challenges to 

developing  in these areas and that grading, and the 

provision of infrastructure can be more difficult and expensive.  

MIX OF 

USES 

Limited development of uses consistent with 

the underlying future land use category, open 

space and passive recreation. 

LOCATION 
Areas affected by slope instability including 

those shown on Figure 6-2 

GATEWAY CORRIDOR OVERLAY 

The Gateway Corridor Overlay applies along Main Street, 

Central Avenue, 8th Ave SW, the entryways to the City (Figure 

4-1) to help define the image of Valley City. The specific

elements are yet to be determined but could include

guidelines for public and private landscaping, signage, to all

or parts of those corridors. The specifics for each corridor may

be different.

MIX OF USES 
Land uses are consistent with the underlying 

future land use category. 

LOCATION 

The Gateway Corridor Overlay concept is 

applicable along Main Street, Central Avenue, 

8th Ave SW, the entryways to the City. 
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CHAPTER 7 VALLEY CITY TOMORROW - 

INTRODUCTION 

Chapter 2 examined the City’s existing municipal 

infrastructure systems; analysis in this chapter considers 

adjustments to Valley City’s municipal infrastructure to 

support the City’s future geographic and population 

growth as expressed in the 2045 Map. A “Full Build 

Scenario” is not addressed. 

FUTURE GROWTH AREAS 

 

Land use concepts underlying the 2045 Map (Chapter 5) 

support focusing the City’s future growth on the infill and 

redevelopment of the City’s  existing footprint and 

concentrating new development south of I-94 (South 

Growth Area and in the Southeast Growth Area) and 

west of the City limits (West Growth Area). 

For 2045 development parameters, this municipal 

sanitary sewer and water infrastructure analysis used the 

detailed statistical data and basic spatial units of the 

Traffic Analysis Zones (TAZ) developed for the Valley City 

2045 Transportation Plan. A reduced copy of the TAZ 

map follows (Figure 7-2); a larger version is in Appendix 6. 

SANITARY SEWER 

The sanitary sewer system has been well maintained by 

the City Public Works team. They faithfully operate and 

maintain twelve lift stations, over 50 miles of sanitary 

sewer pipe, and the wastewater treatment lagoons. 

Although there is not a formal sanitary sewer capital 

improvement plan in place, the Public Works staff have 

steadily replaced old mains, performed sewer pipe lining, 

reduced inflow/infiltration to the system, and upgraded 

lift station equipment. The sewer lagoons have not 

Figure 7-1  Future Growth Areas - 2045 
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reached capacity and do have the ability to 

accommodate the growth shown on the 2045 Map. 

Expansion of the sanitary sewer collection system with 

additional sewer mains and sewer service lines will be 

needed to achieve the predicted growth. 

The anticipated average wastewater flows from the 

various TAZ districts were determined by applying unit 

flow rates to each of the land use categories and the 

respective growth acreage. The unit flow rates are 

presented in Table 7-1. The average wastewater flows for 

each TAZ are shown in Appendix 3. 

Table 7-1 

Sanitary Sewer Unit Flow Rate 

Land Use Types 
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Single Family Households 2.5 100 250 

Multifamily Households 1.8 100 180 

Commercial - - - 800 

Multi Use/Services - - - 800 

Industrial - - - 960 

Office/Warehouse - - - 600 

 

The unit flow rates shown above, and the estimated total 

flows presented in Appendix 3 do not include peaking 

factors. The sanitary sewer system must be capable of 

handling the anticipated peak wastewater flow rate, 

including Inflow/Infiltration.  The Peak Flow Factors are 

used in final design and comprehensive planning to 

account for the average daily flows and diurnal peak 

daily flows.  The Peak Flow Factor is determined based 

upon a ratio curve comparing peak flow to average 

flow, noting that the peak flow factor decreases moving 

from upstream to downstream, as flows increase.  The 

expanded growth areas will typically be towards the 

upstream end of the system and should be designed with 

the appropriate peak flow factors.   

Comparing the wastewater annual flow totals with the 

annual water usage totals, it doesn’t appear that 

Infiltration and Inflow (I&I) of water into the sanitary sewer 

system is a significant problem.  The annual gallons of 

water used, and sanitary sewer treated were within 1% of 

each other, based on the data provided by the City.  In 

other words, the amount of sewage being treated is very 

similar to the amount of water being supplied, and is a 

testament to the City’s success and hard work in 

maintaining the sewer system, and limiting I&I. 

FUTURE GROWTH AREAS 

The anticipated growth to the southeast corner of the 

City, south of Interstate-94, and the growth planned on 

the west side of the City will require sanitary sewer main 

extensions. The annual average wastewater flow to the 

City’s treatment ponds was approximately 0.75 MGD (in 

both 2016 and 2017). The estimated sanitary sewer 

increase, based on the 2045 Map, is 0.34 MGD. An 

expanded collection system will be needed, but the 

existing treatment ponds and pumping facilities do 

currently have the additional capacity needed for the 

proposed growth area. 

Source: Stantec Consulting 
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Figure 7-2   Traffic Analysis Zones (TAZ) 

Figure 7-2   Traffic Analysis Zones (TAZ) 
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Figure 7-3  Existing and Proposed Sanitary Sewer 



VALLEY CITY 2045 COMPREHENSIVE PLAN 

7-5

South Growth Area 

Also located along the south side of Interstate 94, the 

South Growth Area (TAZ 94) shares good freeway visibility 

and only requires the extension of existing eight-inch 

sanitary sewer and related improvements. One of the 

main challenges of future development in the South 

Growth Area will be the rolling topography and elevation 

change. Steep grade changes can limit roadway access 

and to some degree utility installation.    

Southeast Growth Area 

The 2045 Map indicates that the Southeast Growth Area 

is guided to include a mix of Industrial, Commercial, 

Mixed Use and Compact Development. Depending on 

the specific Industrial uses developed, there may 

potentially be significant water use and wastewater 

loading. 

The Southeast Growth Area could potentially be served 

from the existing sanitary sewer pipe on the south side of 

the interstate (approximately 4,500-feet west), or from 

the north, by installing a new sewer line from the existing 

sewer stub along 7th Street SE.  Serving this area from the 

north side of the interstate may be more cost efficient, 

depending on when the growth occurs in this area.  

Significant infrastructure costs can be saved if the City 

can avoid “leap-frog” development, and instead extend 

the utilities only incrementally as development requires. A 

future 10” sanitary sewer line jacked and encased below 

the interstate is needed to provide capacity for the 2045 

planned growth. An additional sanitary sewer lift station 

should be avoided if possible due to the initial installation 

costs and the maintenance and life cycle costs of the lift 

stations. Because of the visibility from the interstate, it is 

likely that growth on the south side of Interstate Exit 290, 

may be accelerated, compared to other areas of the 

City.  

West Growth Area 

West Growth Area (TAZ 122), an area north of Business I-

94 and on the west side of the City, is another area of 

potential significant future growth. The proposed land 

use is Compact Development, which may include single 

family or multi-family housing, commercial, industrial, and 

office development. This area includes a significant 

elevation increase from the western edge of the existing 

development, so maintaining the needed sanitary sewer 

depth should not be a problem.   

In accordance with the 2045 Map, a future collector or 

minor arterial is planned to be extended along 12th Street 

NW, through the anticipated growth area, and 

connecting on the south side near Interstate 94, Exit 290. 

An existing sanitary sewer stub at the intersection of 12th 

Street NW and 9th Avenue NW has the depth to extend 

southwesterly into the future growth area. Approximately 

6,600 feet of sanitary sewer pipe would be needed to 

extend from the northern connection point, to the 

southern portion of the West Growth Area.  
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Other Growth Area 

Growth in the remaining areas of the City will require 

minor extensions of the existing eight-inch gravity sewer 

lines, and installation of new sewer service lines to the 

developing properties. Again, if feasible, additional lift 

stations in the system should be avoided. As the existing 

infrastructure and the older neighborhoods are 

reconstructed, it is also advised that existing clay tile pipe 

(or other non-PVC material), and the four to six-inch 

diameter sewer mains be upgraded to PVC pipe with a 

minimum of eight-inch diameter.  

SANITARY SEWER ESTIMATED IMPLEMENTATION COSTS 

Table 7-2 

South Growth Area (TAZ 94) 

Improvement Unit 
Estimated Unit 

cost 

Approx. 

Improvement 

Quantity 

Estimated 

Improvement 

Cost 

8" Gravity Main Extensions Lin Ft 50.00 6,500.0 325,000.00 

Sanitary Manholes and Related Costs Each 5,000.00 16.0 80,000.00 

Indirect Project Costs (35%) - Contingencies, 

Design, Construction Admin, Fiscal, Legal, etc. 
141,750.00 

 Estimated Sanitary Sewer Improvement Costs29: 546,750.00 

Source: Stantec Consulting 

29 Estimated Costs do not include roadway replacement or roadway construction costs 
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Table 7-4 

West Growth Area (TAZ 33, 122 and 56)

Improvement Unit 
Estimated Unit 

cost 

Approx. 

Improvement 

Quantity 

Estimated 

Improvement 

Cost 

10" Trunk Gravity Sewer Extension Lin Ft 70.00 6,600.0 462,000.00 

8" Gravity Main Extensions Lin Ft 50.00 800.0 40,000.00 

Sanitary Manholes & Related Costs Each 5,000.00 17.0 85,000.00 

Indirect Project Costs (35%) - Contingencies, 

Design, Construction Admin, Fiscal, Legal, etc. 
205,450.00 

Estimated Sanitary Sewer Improvement Costs31 792,450.00 

Source: Stantec Consulting 

30 Estimated Costs do not include roadway replacement or roadway construction costs 
31 Estimated Costs do not include roadway replacement or roadway construction costs 

Table 7-3 

Southeast Growth Area (TAZ 125 and 138)

Improvement Unit 
Estimated Unit 

cost 

Approx. 

Improvement 

Quantity 

Estimated 

Improvement 

Cost 

Sanitary Sewer Connection & 10" Gravity Main 

Extension Below I-94 
Lin Ft 300.00 450.0 135,000.00 

8" Gravity Main Extensions Lin Ft 50.00 4,800,0 240,000.00 

Sanitary Manholes & Related Costs Each 5,000.00 14.0 70,000.00 

Indirect Project Costs (35%) - Contingencies, 

Design, Construction Admin, Fiscal, Legal, etc. 
155,750.00 

 Estimated Sanitary Sewer Improvement Costs30 600,750.00 

Source: Stantec Consulting 
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MUNICIPAL WATER 

The Valley City water system is well positioned to 

accommodate the planned growth shown on the 2045 

Map. Serving over 2,500 residential and business accounts, 

the water treatment plant supplies approximately one 

million gallons per day (1MGD) to the City. The recently 

upgrade treatment plant, originally built in 1972, has a 

design capacity of 4 MGD. Table 7-5 illustrates the current 

water demand and the projected water demand based 

upon the 2045 Map and anticipated growth of the City. 

WATER DEMANDS 

Table 7-532 

Condition 
Average Day 

Demand 

Maximum Day 

Demand 

2017 Water Demand 0.79 MGD 1.26 MGD 

Future Water Demand 1.2 MGD 2.4 MGD1 

Source: Stantec Consulting 

Conveyance of the treated city water to the growth areas 

will require new trunk water lines, both in the southeast 

corner and the northeast areas of the 2045 planned 

growth. Water supply equipment at the booster stations in 

pressure zones two, three, six, and eight should be studied 

further to confirm that adequate pressure will be available 

to supply the anticipated growth. 

32 Note: Future maximum day demand projected at a conservative 2.0 

times average day. 

FUTURE GROWTH AREAS 

The 2045 Map indicates that much of the City’s future 

growth is guided to three general areas: 

South and Southeast Growth Areas 

These two growth area lies south of I-94 and include both 

the South Growth Area (part of TAZ 94) and the Southeast 

Growth Area (parts of TAZ 125 and 138). There is currently a 

12-inch water main crossing to the south side of the

interstate at the 12th Avenue SE underpass. An additional

12-inch water main crossing on the west side of Interstate

Exit 290, adjacent to the proposed sanitary sewer

extension, should be considered for the expansion of

pressure zone three, and can be looped with the existing

12-inch water main the extends east from the 12th Avenue

underpass. Eight-inch water lines can be extended from

the proposed 12-inch trunk line, to serve the various

development areas as the area builds out.

The existing housing area immediately west of 13th Avenue

Southeast, on the south side of the interstate is within

pressure zone four. A further evaluation of the pumping

capacity will be needed to determine if zone four can be

expanded to serve the proposed growth adjacent to this

neighborhood and the remaining area of TAZ 94.
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West Growth Area 

This growth area lies north of Business I-94 and west of the 

City. It includes parts of TAZ 33 and TAZ 55. The West 

Growth Area is projected to add 0.135 MGD average daily 

demand to the system. The booster equipment in the 

City’s pressure zone six and eight should be evaluated to 

determine if adequate pressure can be supplied to the 

growth area that is guided for Compact Development, 

which includes single family and multi-family units. A zone 

eight connection will require installing water main below 

the railroad which can be a challenging and expensive 

process. An expansion of zone six, would avoid the 

additional crossing(s). Final design or a comprehensive 

water plan would need to determine if resources are 

better spent beefing up the zone six infrastructure, or 

expanding pressure zone eight, through the railroad. 

Figure 7-4 shows an expansion of pressure zone six and 

extending the 12-inch PVC water line at the intersection of 

12th Street NW and 9th Avenue NW. 

Looping of new trunk water lines is an important design 

concept that should be incorporated into the new 

development areas where feasible.  
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Figure 7-4  Existing and Proposed Municipal Water 
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WATER MAIN ESTIMATED IMPLEMENTATION COSTS 

Table 7-6 

South and Southeast Growth Areas 

(TAZ 94, 125, and 138)

Improvement Unit 
Estimated Unit 

cost 

Approx. 

Improvement 

Quantity 

Estimated 

Improvement 

Cost 

Trunk Water Main Connection & 12" Extension 

Below I-94 (Near Exit 290) 
Lin Ft 350.00 450.0 157,500.00 

Trunk Water Main Connection & 12" Extension 

Below I-94 (Near Winter Show RD) 
Lin Ft 350.00 450.0 157,500.00 

12" Trunk Water Main Lin Ft 50.00 8,700.0 435,000.00 

8" Water Connections / Stubs Each 8,500.00 7.0 59,500.00 

Valve, Hydrants, Accessories Lin Ft 30.00 8,700.0 261,000.00 

Indirect Project Costs (35%) - Contingencies, 

Design, Construction Admin, Fiscal, Legal, etc. 
374,675.00 

Estimated Water Main Improvement Costs33 1,445,175.00 

Source: Stantec Consulting   

33 Estimated Costs do not include roadway replacement, roadway construction, or Booster Equipment upgrades (if needed). 
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Table 7-7 

West Growth Area (TAZ 33 and 56)

Improvement Unit Estimated Unit cost 

Approx. 

Improvement 

Quantity 

Estimated 

Improvement Cost 

12" Trunk Water Main Lin Ft 50.00 6,600.0 330,000.00 

Valve, Hydrants, Accessories Lin Ft 30.00 6,600.0 198,000.00 

8" Water Connections / Stubs Each 8,500.00 6.0 51,000.00 

Indirect Project Costs (35%) - Contingencies, 

Design, Construction Admin, Fiscal, Legal, etc. 
202,650.00 

Estimated Water Main Improvement Costs34 781,650.00 

Source: Stantec Consulting   

STORMWATER MANAGEMENT 

Background: 

As part of the tasks relating to land use studies and capital 

improvement planning, Stantec completed a stormwater 

needs analysis, which included policy level 

recommendations related to updates to stormwater 

management ordinance updates. These are set forth in 

Appendix 2. 

34 Estimated Costs do not include roadway replacement, roadway construction, or Booster Equipment upgrades (if needed). 

Review of Existing Ordinances: 

Stantec conducted a review of all current City regulatory 

controls. The first table in Appendix 2 lists all current 

ordinances that pertain to stormwater management in 

Valley City by section. These ordinances were then 

reviewed, and recommendations were made for the City 

to consider adding regulatory controls so that stormwater 

management mechanisms within the City are consistent 

with current best management practices.  
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Recommendations for Ordinance Updates: 

Changes to existing Valley City ordinances are detailed in 

tabular and narrative form in Appendix 2. 

BICYCLE AND PEDESTRIAN FACILITIES 

Valley City is building on its existing bicycle and pedestrian 

system to meet the needs of tomorrow. Figure 7-5, which 

reflects input from Barnes MOVE ON partnership, identifies 

future bicycle and pedestrian links. For additional 

information see the Valley City 2045 Transportation Plan. 

2045 PARKS AND RECREATION FACILITIES 

Table 7-8 was developed using 9,450  as the City’s 

projected 2045 population and holding the current park 

acreage and level of service constant. It is important to 

note that the existing total acreage is land under City 

control. Additional public and private parks and open  
space serving the community, including the Medicine 

Wheel Park and greenways, would decrease the 

deficiencies listed in the following level of service analysis. 

Service Area Analysis  

As discussed previously, this service area analysis related to 

the 2045 Map allows us to understand the relationship 

between where parks are located in relationship to future 

residential development to identify areas that are likely to 

be underserved. This exercise assists the City in 

understanding where to focus as it plans for the future 

including acquisition in underserved areas or maintaining 

and updating existing amenities. 

Table 7-8 

PROJECTED 2045 PARK LEVEL OF SERVICE 

Classification Existing Acres 

NRPA 

(Recommended 

acreage) 

NRPA LOS 

(acres/1,000 

population) 

Acreage deficiency/ 

surplus (acres) based 

on 9,450 population 

Mini 0.66 4.73 0.50 -4.04

Neighborhood 14.46 70.88 7.50 -56.44

Community Park 38.1 70.88 7.50 -32.80

Special Use 37.23 146.48 10 -92.06

Initial Phase – Greenway System  65.00 n/a n/a 

Total Based on NRPA  

Level of Service for Each Park 

Classification

90.45 n/a 101.78 -11.33

Total Based on NRPA 

Overall Level of Service 
90.45 94.50 10.00 +4.05

Source: Stantec Consulting 
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Using the NPRA standards presented in Chapter 2, service 

areas are assigned to each park classification. As with the 

mini parks, these buffers are then merged by classification 
and colored a different shade of green on Figure 7-5. The 

most served areas are illustrated by a dark green while the 

least served areas are illustrated by either having a lighter  

shade or no shade of green at all. The green service areas 

overlap to form a gradient that illustrates the degree to 

which residents are served.  

Residents who live within the areas with the darker green 

color are served by multiple parks and amenities. As 

shown in Table 7-8, the service area analysis shows that, for

the most part, community parks are serving most of the

population, while neighborhood parks cover half to two 

thirds of the area. Mini parks only serve a small fraction of

residents. Figure 7-5 shows that there are two residential 

areas in the southeast of the community that are not 

served by any of the existing parks. Other areas are served 

by some park types and not others. 

GREENWAY SYSTEM 

As described in Chapter 2, the proposed Valley City 

Greenways System is a significant project which should 

have a long-term impact on the City and will improve the 

community’s access to open space and recreational 

opportunities. In its initial stage, the Greenway System is 

focused on the Sheyenne River corridor and an area in 

northwest Valley City where the steep slope presents 

another conservation and recreational opportunity. 

The Greenway System is designed to make the best use of 

lands along the Sheyenne River that are non-viable for 

permanent buildings .  In addition to planning Sheyenne 

Riverbank improvements to make the river more 

accessible and considering sustainable native vegetation, 

the Greenway envisions a walking path, fishing piers, boat 

landings, picnic areas, possibly primitive camping sites, 

and other amenities. 
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Figure 7-5  Existing and Future Bicycle and Pedestrian Network 
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7-5

7-5

Figure 7-6   Existing Park Service Related to 2045 Map 
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CHAPTER 8 - IMPLEMENTATION MATRIX 

Valley City 2045 is intended to be a dynamic planning 

document for the City - one that responds to changing 

needs and conditions. The full benefits of Valley City 2045 

can only be realized by maintaining it as a vital, up-to-

date document. As changes occur and new issues within 

the City become apparent, the Plan should be updated. 

By such action, the Plan would remain current and 

effective in meeting the City's decision-making needs. 

A number of specific steps can be taken to implement 

Valley City 2045 which are included in the Implementation 

Matrix, Table 8-1. This table provides a coordinated listing 

of implementation strategies organized around Land Use, 

Housing, Livability and Quality of Life, Municipal 

Infrastructure and Services. Few cities have the ability to 

implement every recommendation or policy within their 

comprehensive planning document immediately following 

adoption – Valley City is no exception.  

Plan implementation, therefore, is prioritized to guide on-

going priorities, short-term priorities, mid-term priorities and 

long-term priorities. While all the recommendations share 

some level of importance because they warranted 

discussion within Valley City 2045, they cannot all be 

targeted for implementation within a short time period; 

some must be carried out over a longer period of time. 

Other than the delineation of these implementation 

strategies into on-going, short-term, mid-term and long-

term, they are in no order of priority. 
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Table 8-1  

IMPLEMENTATION STRATEGIES CHAMPION(S) 

TIMEFRAME 

On-

Going 

Short-

Term 

Mid-

Term 

Long-

Term 

VALLEY CITY 2045 

Review City Codes for consistency with Valley City 2045 

Planning & Zoning 

Commission, City 

Commission 

Reference Valley City 2045, including the Future Land Use Map 

in Planning and Zoning Commission reviews of development 

proposals  

Planning & Zoning 

Commission, City 

Commission 

Update Valley City 2045 prior to rezoning land that would result 

in an inconsistency.  

Planning & Zoning 

Commission, City 

Commission 

Engage in a review of Valley City 2045 after the 2020 Census 

data is available. 

Planning & Zoning 

Commission, City 

Commission 

LAND USE 

Support the concept that new development should be 

compatible with existing neighborhoods. 

. 

Planning & Zoning 

Commission, City 

Commission 

Consider design guidelines to address infill development and 

downtown mixed-use development. 

Planning & Zoning 

Commission, City 

Commission 

HOUSING 

Periodically meet with the City's realtors to address the 

community housing needs. 

Planning & Zoning 

Commission, City 

Commission 
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Table 8-1  

IMPLEMENTATION STRATEGIES CHAMPION(S) 

TIMEFRAME 

On-

Going 

Short-

Term 

Mid-

Term 

Long-

Term 

Consider a program to monitor the condition of the City’s 

rental housing. 

Planning & Zoning 

Commission, City 

Commission 

LIVABILITY AND QUALITY OF LIFE 

Continue on-going efforts to minimize crime in the City and 

provide residents and business owners with a sense of security. 
City Commission 

Continue developing a master plan of sidewalks, shared-use 

paths and trails linking the City’s recreation facilities and 

providing access to a larger trails system. 

City Commission 

Consider the concept of a downtown community gathering 

place to provide an iconic landmark for downtown and a 

resource for all City residents and visitors to come together for 

shared community activities and programs. 

Planning & Zoning 

Commission, City 

Commission 

Continue to seek federal and state funding for environmental 

protection and recreational trail projects. 
City Commission 

Continue planning the Valley City Greenway System and 

expand its recreational and environmental protection function. 
City Commission 

Support efforts to preserve historic places and cultural 

resources. 
City Commission 

Continue to support Valley City’s downtown revitalization 

efforts. 
City Commission 

MUNICIPAL INFRASTRUCTURE AND SERVICES 

Continue to assess the availability of City infrastructure and 

services in all requests for rezoning and development approval. 

Planning & Zoning 

Commission, City 

Commission 
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Table 8-1  

IMPLEMENTATION STRATEGIES CHAMPION(S) 

TIMEFRAME 

On-

Going 

Short-

Term 

Mid-

Term 

Long-

Term 

Address the City’s infrastructure needs in an on-going 

systematic manner while planning for future needs. 

City Engineer and City 

Commission 

Continue to evaluate the needs and response time for police, 

fire and emergency services with the goal of establishing a 

plan for whether or where new facilities are required. 

City Engineer and City 

Commission 

Eliminate reference to the Stormwater Design Manual in the 

City Code if it does not exist. See the attached 

recommendations within the ordinance text itself, to eliminate 

confusion. If there is a Stormwater Design Manual, Stantec 

would request this information from the City so that 

redundancies can be eliminated. 

City Engineer and City 

Commission 

Complete the recommendations to amend Section 15.1-04-05, 

Construction Activities. 
City Commission 

Consider adopting Floodway and Floodplain Use Overlay 

Districts regulations superimposed upon the existing Zoning 

Districts. These would supersede existing underlying regulations 

only to the extent expressed in the Floodplain provisions and 

having in effect, in all other respects, the regulations 

applicable in the underlying use district in which the land is 

situated. There are two designations: FW Floodway and FP 

Floodplain. 

Planning & Zoning 

Commission, City 

Commission 
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BEYOND 2045 – FUTURE LAND USES 

Projecting development levels beyond 2045 is 

challenging. If the growth continues to an 

approximate population of 9,450 in 2045, additional 

development areas would likely be needed. Figure 9-

1 identifies potential areas of new growth beyond 

2045.  

Much of the illustrated growth is organic and includes 

conversions from areas designated Rural on the 2045 

Future Land Use Map to one of the urban land use 

designations; redevelopment and infill is expected to 

provide additional units in the areas designated on 

the 2045 Future Land Use Map. 

 

Table 9-1   

BEYOND 2045 - VALLEY CITY LAND USES 

Future Land Use Categories 

Planning Area 

Beyond 2045 

(acres) 

Change From 

2045 Map 

(acres) 

Rural 5,114 -1,239

Outlying Suburban 334 186 

Suburban 766 178 

Compact 

Development 
1,280 448 

Commercial 76 0 

Downtown 72 0 

Mixed Use – 

Community 

Commercial and 

Business

481 58 

Industrial 698 370 

Open Space 367 0 

Park and Golf Course 329 0 

Greenway 65 0 

Airport 343 0 

Civic 202 0 

Education 88 0 

Hospital 4 0 

Figure 9-1   Draft New Growth Areas Beyond 2045     

Source: Stantec Consulting 
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1 

Figure 9-2   Draft Long-Range Future Land Use Map         
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