metro area has among the highest
rents for such space in the nation,
with
strong
demand
for
more.
(Source:
Konrad Olson Commercial
Real Estate 25th Annual Industrial
Survey 2014 Review/2015 Forecast)
On the retail front, West Fargo also
has significant economic development
opportunities. A look at retail leakage
in the City of West Fargo indicates that
the market is at “virtual” equilibrium.
This means that consumers in West
Fargo spend approximately $637.4
million per year on goods while stores
in West Fargo sell approximately $637.6
million in goods. (Source: Environics
Retail
Market
Potential
Report)

MORE THAN THE METRO REGION /////////////////////////////

EDUCATION
LEVELS
SOURCE: ENVIRONICS

Higher Learning Degree
West Fargo
North Dakota
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A key indicator of the opportunity
to enhance jobs in West Fargo is a
simple metric. In Fargo, there are
0.81 jobs per capita. In West Fargo
that number drops significantly to 0.37
jobs per capita. While it is not unusual
to see an imbalance for a community
that borders a central city, it is worth
comparing this figure with a community
where the job/housing balance has
dramatically shifted in just a few short
decades. Des Moines and West Des

WEST FARGO

FARGO

Fortunately, West Fargo is well
positioned to capitalize on the growth
of the region. The Fargo-Moorhead
Area Diversion Project (FM Area
Diversion Project) stands to open up
an abundance of developable land
for economic development in the
northwestern quadrant of the city. This
area is highly desirable for economic
development, as it is positioned along
a major rail corridor, I-94, and an easy
drive from Hector International Airport.
The Fargo-Moorhead metro region
has pent up demand for flex space
that
accommodates
a
variety
of uses including warehousing,
distribution, research, office, and
light manufacturing.
In fact, the

On the surface this appears to be a
good thing. However, when taken into
the overall dynamic of the metropolitan
region, West Fargo is lagging in
commercial sales. The Fargo-Moorhead
metropolitan area has sales equaling
$5.63 billion in retail business. Consumers
in the Fargo-Moorhead metropolitan
market spend only $4.59 billion in the
same retail categories. Consequently,
sales in the market outweigh what local
consumers spend and the metro imports
one billion dollars in sales annually. Its
location in the region means that the
Fargo metropolitan area attracts from a
large catchment area that includes many
rural communities in the two states.
This is not unusual for a metropolitan
area located amid more rural locations.

METRO REGION
WEST FARGO

RETAIL SALES

26%

The City of West Fargo has a median
household income of $73,402, which
exceeds the metro by 26 percent
and the state of North Dakota by 40
percent. As a result, the well-educated
population (more than 52 percent of
West Fargo residents have a degree
from an institution of higher learning
compared with 35 percent for North
Dakota), the relatively young population
(with a median age is 33.9 which is far
younger than that of the U.S. at 37.8,)
and a strong contingent of households
with
families
(65.3
percent),
indicates opportunities for economic
development success on many fronts.

SOURCE: ENVIRONICS

MORE THAN THE STATE ////////////////////////////////////////////

Moines, Iowa are similar to Fargo and
West Fargo in many ways. However,
West Des Moines has seen a massive
influx of economic development activity
bringing
corporate
headquarters,
services
jobs,
research
and
development jobs and other economic
development to the city. In fact, the
tables have turned for these two cities.
Des Moines jobs per capita (0.65) now
lags that of West Des Moines (0.89).

JOBS PER CAPITA

40%

With a rapidly growing population that
has outpaced that of the metropolitan
region, increased by 100 percent and
is expected to grow to more than
45,000 by 2040, the City of West
Fargo is well poised to capitalize on
aggressive economic development
activity.
This effort is critical to
maintaining a job/housing balance in
the community, to ensure that the city
remains competitive and to balance
the tax base of the city so residents can
continue to enjoy a high quality of life.

SOURCE: ENVIRONICS RETAIL MARKET POTENTIAL REPORT)

ECONOMY

$18,363
PER CAPITA

$22,095
PER CAPITA

Evidence of the retail opportunity in West
Fargo also bears out in sales per capita.
West Fargo has $18,363 in retail sales per
person living in the city, the metropolitan
area has $22,095 in retail sales per year.
Delving deeper into the data allows for
a better look at the potential for growth
in the City of West Fargo’s retail market.
The numbers cited above are aggregate
retail sales versus consumer demand
numbers. Exploration of subcategories of
retail sales and consumer expenditures
reveals gaps in retail categories that
are underserved in the West Fargo
market. The City of West Fargo leaks
sales to other markets, primarily Fargo.
Moreover, the retail gaps that exist

now revealing the potential for 185,000
square feet of retail space. Considering
projections of future growth and the
fact that the entire metro region has
a large retail catchment area that
attracts visitors from far outside of the
urbanized area, the market potential of
185,000 square feet for West Fargo is
already conservative. Using the growth
projections alone that number could
grow to well more than 200,000 by 2022.
Considering that West Fargo could attract
additional sales from outside the market
that number increases even more.
On the tourism and accommodations
front, West Fargo is also in an excellent
position as newer properties in the
market are clustering in the city. The
recently opened Doubletree hotel (a
full-service product), and a number of
select service hotels have recently open
in West Fargo. Hotel revenues and
occupancy are being “shaken up” as
new product is displacing older hotels.
Fortunately, West Fargo is the beneficiary
of these changes. This dynamic points
to the obvious question of whether West
Fargo should contemplate some sort of
meeting facility in addition to the 5,700
square feet available at the Doubletree
Hotel to capitalize on lack of regional
meeting facility in the metropolitan area.
In total, opportunities for growth and
development in economic development in
West Fargo abound. Economic vitality is
of critical importance to the city to ensure
that it does not become simply a “bedroom
community” to Fargo. Recommendations
presented in the Interventions section
of the plan are designed to encourage
West Fargo to explore ways to enhance
its economic development position.
West Fargo can look forward to a bright
economic future thanks to a close
partnership between private businesses,
the city and the community. Numerous
groups are working together to define
a new economic identity that builds on
the city’s unique location and capacity
for attracting a productive population.
Bottom-up efforts paired with topdown policies can meet in the middle
to create a sustainable economy that
spans all sectors. West Fargo has been
successful in attracting new investment
and large-scale businesses. Continuing
this positive trend can launch the city
into a new era of growth and productivity.

Livability measures
ECONOMIC
DEVELOPMENT
Jobs/Housing Ratio
0.92

1.2

People who live and work in the city
(% of working population)
20%
15%

Food/Beverage Sales per Capita
$1,300
$954

Retail Sales per Capita
$23,000
$19,363

BENCHMARK

TARGET
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RECOMMENDATIONS
Enhance an Aggressive
Economic Development
Recruitment Package
•

•

•

Share the market potential
identified in other parts of
this plan with the local development community. The
data included in this report
makes a compelling case for
ongoing economic development activity in West Fargo.
Cooperate with local property
owners to inventory and promote available space. Available properties can initially
be listed on the city’s website
in cooperation with local brokers. An available property
template can also be created with information on size,
zoning, utilities, and pricing.
This recommendation is critical to steer investors to key
sites throughout West Fargo.

Pursue Food/Dining Opportunities in West Fargo
The market data indicates the potential
for additional retail and dining business
throughout West Fargo. Demand is
high in the grocery store segment and
dining establishments category (both
limited service and full service). While
“big box” retail and shopping malls are
going through the throes of change as
more and more consumers shift to online
shopping, groceries are undergoing
growth as consumers seek more variety
in grocery options.
Supermarkets
that offer a higher end range of goods
are in demand, so are smaller format
grocers such as Aldi and Lidl, and
independent specialty food stores are
filling in gaps in specialty districts. West
Fargo has the potential for a full-service
grocer at present, with the potential
for specialty food stores in districts
throughout the city as additional options.
The same trend is happening with
dining establishments. Independent,
“fast casual” (Panera Bread being a
prime example), and ethnic restaurants
are thriving as traditional casual dining
restaurants reshuffle their menus to

Develop a cohesive marketing
strategy for key sites, buildings, investments, and overall
recruitment to West Fargo.

Initiate Independent Retail/Micro Retail Pilot Program as Part of Mixed Use Projects

accommodate
customer
demands.
West Fargo has the potential to grow
its restaurant business in both the full
service and limited service categories.
From a policy standpoint, the city
should consider encouraging dining and
groceries to cluster together as part of
mixed-use walkable nodes, in lieu of
supporting corridor strip commercial
development where customers do not get
to experience a walkable environment.
This could happen in both downtown
and other mixed-use districts such
as the 32nd Avenue and Sheyenne
Street district highlighted in this plan.

Independent retailers with small footprints
represent a great opportunity for West
Fargo both in the downtown area and in
other zones where mixed-use development
is being recommended. West Fargo
should consider an incentive program
that would work with the private sector to
build small footprint specialty retail space
in mixed-use developments to encourage
entrepreneurial development.
Some
communities have created an independent

Recruiting dining and grocery opportunities
should happen on several fronts. First,
West Fargo economic development
staff should use the data in this report to
share with retailers at the International
Council of Shopping Centers regional
meetings.
More grassroots recruiting
can happen by contacting retailers
and restaurants in the market that may
be seeking expansion opportunities.

Continue Promoting
West Fargo Economic
Development and
Incentive Program

Total sales by market categories

LIMITED-SERVICE
EATING PLACES
FULL SERVICE
RESTAURANTS

The Payment In lieu of Taxes
(PILOT) and PACE loan programs
are valuable throughout the city and
should be continued. As with any
incentive program, West Fargo should
closely track results, and be willing
to “tweak” the program if necessary.

ELECTRONICS AND
APPLIANCE STORES
PHARMACIES AND DRUG
STORES
SPORTING GOODS STORES

CLOTHING STORES

SOURCE: ENVIRONICS RETAIL MARKET POTENTIAL REPORT
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$35M

$30M

$25M

$20M

$15M

$10M

$5M

JEWELRY STORES

•

A retail forum where independent
retailers can learn about opportunities,
incentives, and locations in West

Fargo suitable for development.
•

Encouraging
“pop
up”
and
“portable” retail spaces that use
vacant property for things like
food trucks, short-term retail and
markets. Even shipping containers
that can be used on a temporary
basis at key locations in the city.

West Fargo has done a good job of
creating a clear and useful economic
development web presence.
Few
communities take the time and
effort to have an independent page
promoting the economic development
advantages of their location – this
is impressive and should continue.
Moreover, the Enterprise Zone Façade
grant program is an essential effort
for the Main Avenue and Sheyenne
Street corridor that will continue
to yield redevelopment results
as they are promoted and used.

GROCERY STORES

retail task force to support of start-up and
expanding independent retailers. Such
groups involve a partnership between
the private sector, local government, and
entities like a Chamber of Commerce
or
Small
Business
Development
Center. Some concepts may include:

Consider City of West Fargo initiated Tax Increment
Financing District(s)
North
Dakota’s
legislation
allows
municipalities to establish Tax Increment
Financing (TIF) Districts in blighted areas
whereby the base value of a district
continues to flow to the general fund of
taxing jurisdictions while any incremental
growth within that district would go to
fund public improvements within the
designated area. TIF districts have been
instrumental in blighted areas where
investment has created an incremental
value to fund public improvements.
While the City of West Fargo markets
the opportunities to create TIF districts, it
should contemplate a proactive approach
to this effort. Particularly in downtown,
where new investments will create an
incremental value that could go toward

public-sector improvements in the district.
Many communities rely on the private
sector to suggest TIF financing, however
a proactive approach where the City of
West Fargo initiates the TIF district in
downtown and/or other areas could create
a funding opportunity to capture growth and
dedicate it to improvements in the district.  
Typically, a proactive, city-initiated TIF
district signals that the community is
encouraging economic development and
mixed-use development that will have
a need for public infrastructure and will
ultimately provide a greater economic
development benefit to the city once
the tax increment bonds are satisfied.
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Develop Industrial “Village” Concept in Northwest Sector of the City
The
industrial
village
concept
recognizes that the traditional view of the
industrial park has limitations to attract
“new economy” investors. More and
more, the strictly functional nature of an
industrial park where employees simply
work and must leave to eat or recreate,
does not allow for a creative mix of
uses. More and more, businesses are
locating in parks that also have a retail
component (breweries, distilleries,
food-related businesses). The mix of
retail-meets-production is a nationally

growing trend. Recognizing the strong
and ongoing need for flex space for
industrial uses in the region, West Fargo
should “leapfrog” over conventional
thinking and explore areas where
such an industrial village could occur.
Ideally, the location would be in
the northwest sector of the city, an
area that is already largely industrial
and offers the benefit of proximity
to the interstate, rail service, and
Hector International Airport. Public

improvements in such a development
could be funded through a TIF district
and include dining establishments
for employees and recreational
amenities to attract businesses.
Such a location would also be ideal
for a maker space and/or incubator
space
(discussed
elsewhere
in
this report) for businesses not
suitable for downtown West Fargo.

Enhance gateways and districts in West Fargo with branded signage.
Utilize the West Fargo brand to
create gateway signs, wayfinding,
and banner systems to signify key
entries into the city, direct locals
and visitors to civic and cultural
destinations, identify the character districts of West Fargo, and to
distinguish the city in the region.

Continue to Explore
Meeting Facility
Target a balanced mix of uses in key nodes throughout the city to include employment, retail,
office, and living. Target appropriate locations to maximize impact and functionality of such
districts
West Fargo has an opportunity beyond
downtown along Sheyenne to create
nodes where mixed-use development
can thrive in walkable districts that offer a
variety of housing types, office settings,
retail, entertainment, and dining options.
This comprehensive plan details
opportunities
for
mixed-use
development and land uses in
several areas of West Fargo. These
opportunities will create additional

space for needed uses, but also a
more well-rounded community that
will be attractive to a wider audience
of residents, entrepreneurs and
investors. In addition, West Fargo’s
business development efforts should
include working with existing and future
business owners to locate retail and
destination uses on the street level,
with office and residential uses on
upper levels. Mixed-use development
creates a higher tax base because

the “stacked uses” allow for denser
development. Moreover, mixed use
developments create a “built in”
customer base for the uses on the
ground floor, allows for a variety of
housing options, and encourages
a broader range of household
types to locate in a community.

The issue of a regional meeting facility
(convention, conference, or hybrid)
has been discussed in the metro
region for some time now. West
Fargo should continue to explore
such a facility in the community,
considering sites such as the Red
River Valley Fairgrounds or adjacent
to an existing or new hotel property.
It is imperative that West Fargo
balance the cost of constructing and
operating such a facility with the direct
and induced benefits that the facility
would create. This will take careful
study to establish the needed size,
functionality, and location of the facility.

Create a Distinct Market Position for West Fargo to Encourage Economic Investment and
Expand Customer Base for Local Businesses.
West Fargo should continue to
reinforce its branding and marketing
strategy to promote the city as a key
location in the region for business.
This effort should be inclusive and
engage the business community, while
detailing distinct market positions as a
platform for promoting the community:

•

wTarget markets – Expanding
customer base for businesses by
recruiting new residents to mixeduse development identified in
plan, marketing to the region, and
targeted millennial professionals,
families, and empty nesters to
live in the City of West Fargo.

•

•

West Fargo as a destination
–
Promoting
West
Fargo’s
character and quality of life,
including marketing destination
businesses, visitor attractions, and
recreational amenities in the city.

Business
development
–
Positioning
West
Fargo
as
a destination for investment
and increased tax base, while
maintaining
its
character
as a great place to live.
40
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•

Development partner - Coordinate
with regional developers to partner
on developments identified in
this plan.
West Fargo’s role
could simply be development
support through communication or
partnerships. Other communities
have found success in negotiating
development needs with investors,
such
as
providing
parking
and other public infrastructure
to
support
development,
or
facilitating
land
swaps.

RED
RIVER
VALLEY
FAIRGROUNDS
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