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Example of a large city’s focus on keeping its small-town feel 

 

 

PORTLAND’S “SMALL-TOWN FEELING” 

 

Many elements work together to lend Portland Oregon 
the feel of a smaller town  

Results from a community survey 

• Ease of travel within the City. 

• People who are friendly to strangers and greet each other on the streets 

• Compact, walkable neighborhoods that get people out of their houses 

• Open and accessible local government 

• People’s sense that they can act on their ideas and make a difference in 
their communities 

• Sense of safety and “family-friendliness 

•  The slow, relaxed pace of life and down-to-earth, laid-back culture 

• Unique neighborhoods with identity and character 

• The neighborhood hub structure, which makes it easy for people to walk to 
local services and run into people they know; 

• The abundance of small, locally-owned businesses, which build 
connections between sellers and buyers; 

• The abundance of free and affordable community events, including open-
air concerts, programs at libraries, music in the parks and street festivals 

• The neighborhood farmers markets, which provide opportunities to 
connect with neighborhoods as well as local food producers 

• The many parks, community gardens and other gathering places 
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FUTURE LAND USE 

This draft material is presented for consideration. All of pages 1-2 and the bottom of 
page 9 are taken directly from the land use-related sections of the existing 
Comprehensive Plan. Draft text follows.   

EXISTING TEXT 

GROWTH MANAGEMENT 

Horace, as a Fargo Metropolitan Area Community, is expected to face large scale growth 
in the coming years. With this growth, Horace will face many challenges in land use 
determination, infrastructure and transportation. The following sections attempt to 
address these issues and set the framework for decision making in order to guide the 
growth continuously in the future years. 

Growth and Development Pattern 

As the City of Horace grows the need for additional land to accommodate new 
residential, commercial recreational, and public areas increases. To maximize the 
financial resources of the City, a compact and balanced development pattern serves 
best the interest of the City. Horace has the opportunity to capitalize on its location in an 
attractive setting and as an important part of the metropolitan community. The pattern of 
growth needs to reflect the people's needs in a way that produces wholesome, 
integrated activities and services. 

Goal 

To envision a much larger, well balanced and attractive community for twenty years 
ahead and beyond. 

LAND USE 

Guiding the location of land uses and activities is an important part of community 
planning. A planned community in comparison with an unplanned community, 
experiences fewer problems in appearance and cost of services. Orderly 
development means careful placement of various uses in a community for the long-
term benefit of all people. A good land use system allows each use to complement 
other uses and avoid conflict. There are many advantages in phasing land 
development based on the location and availability of infrastructure. 

Goal  

To create a compatible pattern of land use that is visually attractive and offers a 
wide range of compatible human activity and services without conflict on one 
another. 

BUSINESS AND INDUSTRY 

Horace as a part of the Fargo Metropolitan area needs to broaden its tax base beyond 
single-family residential uses. The cost of municipal services, schools, parks requires a 
strong and diverse commercial-industrial tax base that provides for the bulk of the 
needed infrastructures. Different size retail establishments, office buildings and compatible 
manufacturing will meet the needs of Horace as a growing City. The overall economic 
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health of the City is important not only to its residents but also to a large area around it. 
Healthy business and commerce are the foundation for good jobs, income and public 
and private services. 

Goal 

To create a vibrant and diversified economy that offers a broad range of services and 
employment such as grocery, drug, automotive, department stores, super marts, office 
buildings and other general or specialized personal and professional services. 

FRINGE AREA DEVELOPMENT 

Cities like Horace experience visible changes on the fringes as they grow. Streets and 
highway corridors, based on their functions and capacity, attract development some 
of which   may become   incompatible over time and, therefore, pose limitation for 
other needed development. Unplanned and piecemeal development causes traffic 
circulation problems, access and convenience problems, additional maintenance 
costs and visual problems. In the extraterritorial planning area and beyond, there will 
be much pressure for urban development. Cooperative planning is needed with 
Fargo, West Fargo, Stanley Township, Cass County Water District and Cass County to 
guide the future development for compatibility of uses, ease of providing water, sewer 
and yet avoiding premature development. 

Goal 

As the future part of the City, the fringe area should be kept free of incompatible 
land use. and be kept in agricultural district. 

DRAFT ADDITIONAL TEXT 

This section describes the types, characteristics, and distribution of land uses that may 
occur within the City of Horace. The future land use categories include Rural, four 
Neighborhood land use categories (Estate Suburban, Suburban, Compact, and 
Urban), Mixed Use, Commercial, Public/Institutional, Economic Area, Activity Centers, 
Parks and Open Space, the Greenways Overlay and the Corridor Overlays. 

 

The Future Land Use Map is intended to serve as a guide for future zone changes. In 
most cases, land use designations generally follow existing parcel lines, roadways, 
and other geographic boundaries. If the land use designation shown on the Land Use 
Map does not follow an existing parcel line, the actual delineation of land use 
categories shall be established at the time of zoning and/or development request. 

Goals – pending community input 
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LAND USE DESIGNATIONS  

As a part of Horace 2045, the City of Horace ND established a future land use plan for the 
City. It reflects a continuation of previous comprehensive plan policies and includes the 
following land use designations: 

Rural 

Estate 

Suburban 

Compact 

Urban 

Mixed Use 

Commercial 

Activity Center 

Economic Activity Area 

Public/Institutional 

Greenways 

Parks/Open Space 

 

ESTATE 
This future land use category is characterized by low density single-family detached 
homes on lots ranging from ½ to more than one-acre in size.  
 
Commercial and industrial uses are not permitted. 
Location: This future land use category will be placed in areas where higher 
densities would be incompatible or where there is a desire to retain a low-density 
community character. 
Land Use Map Symbol  
Design Principles: Design principles for neighborhoods and infill apply 
Density: 1 du/acre - 2 du/acre, although densities may be significantly lower in some 
locations 
Compatible Zoning: R-E Residential Estate District 

 

SUBURBAN 
The Suburban future land use category will consist of predominantly single-family 
residential areas.  Commercial and industrial uses are not permitted.    
Location: Typically located on the fringe of urban development.   
Land Use Map Symbol  
Design Principles: Design principles for neighborhoods and Infill apply; the Corridor 
Overlay applies where applicable 
Density: 1 du/acre - 3 du/acre 
Compatible Zoning: R-E, R-1 

 

RURAL 
This future land use category is rural in nature and characterized by very low density 
residential, agricultural uses, and minimal non-residential land uses that are needed to 
serve the rural community. These areas are not to be programmed to receive urban-
type capital improvements, and they can anticipate a continued level of public 
services below that of the urban areas 
Location: Existing agricultural areas 
Land Use Map Symbol  
Density: 1 du/acre, although densities may be significantly lower in some locations 
Compatible Zoning: A-Agricultural District, S-R Suburban Residential 
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COMPACT 
The Compact future land use category is characterized by range of housing types to 
include detached single-family homes, twin homes, duplex, triplex, townhomes and 
small apartments and condominium buildings. Small neighborhood commercial uses 
may be appropriate. Other commercial uses and industrial uses are not permitted. 
Location: x 
Land Use Map Symbol  
Design Principles: Design principles for neighborhoods and Infill apply; the Corridor 
Overlay applies where applicable 
Density: 3 du/acre - 5 du/acre, 
Compatible Zoning: R-1, R-2, R-3, C-1 

 

URBAN 
The Urban future land use category is characterized by range of housing types that 
have a distinctly urban character. Small neighborhood commercial uses may be 
appropriate. Other commercial uses and industrial uses are not permitted. 
Location: Typically located within or adjacent to designated Activity Centers and along 
Corridors. 
Land Use Map Symbol  
Design Principles: Design principles for Infill apply; the Corridor Overlay applies where 
applicable 
Density: 5 du/acre - 12 du/acre 
Compatible Zoning: R-4, R-5, C-1 

 

MIXED USE 
The Mixed-Use future land use category is intended to provide flexibility to allow 
complementary uses within a district. A mixed-use land use pattern generally includes 
any combination of higher density residential, commercial services, and employment 
opportunities.  The specific mix of uses will vary based on adjacent uses, location, and 
access. Industrial land uses are not permitted. 
 
Because of the flexibility provided and the location of these areas, the City of Horace 
expects high quality design to ensure compatibility between residential and 
commercial uses and to creating attractive, community-oriented development that 
positively reflects on the image and identity of Horace.   

Location: Located along corridors and within activity centers. 
Land Use Map Symbol 

 

Design Principles: Design principles for neighborhoods and Infill apply; the Corridor 
Overlay applies where applicable 
Density: Non-residential: Typical FARis of between 0.5 and 2.0. 
Residential: Typically, 8 du/acre to 12 du/acre. 
Compatible Zoning: C-2, C-3, R-5, R-6 
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GENERAL DESIGN PRINCIPLES FOR NEIGHBORHOODS  

Neighborhood Design Principles are intended to promote a pedestrian-oriented scale, 
distinct character, and integration with the surrounding community. These principles are 
not intended to promote neighborhoods that look and feel the same; rather, they are 
intended to enhance the character, accessibility, and livability of the City’s existing and 
future neighborhoods. 

These General Design Principles apply to the four neighborhood land use categories 
are identified on the Future Land Use Map: Estate Suburban, Suburban, Compact, and 
Urban land use categories. The principles provide guidance on a range of site planning, 
urban design, and neighborhood character issues as they primarily pertain to new 
development. 

Infill development considerations are addressed in “Infill Design Principles for 
Neighborhoods”. Both of these Design Principles are intended to enhance the 
character and livability of Horace’s neighborhoods over time.  

Neighborhood Principle 1: Connectivity 

a. A continuous network of pedestrian and bicycle connections is needed through 
and between the city’s neighborhoods. 

b. Provide a continuous network of sidewalks, bicycle, and pedestrian paths, and 
roadways to connect different areas of the Suburban, Compact, and High-Density 
neighborhoods. (note: Estate not included) 

c. Establish linkages to activity centers and other adjacent uses, and the surrounding 
community. 

d. Avoid isolating neighborhoods with walls and gates that hinder pedestrian, bicycle, 
and vehicular connectivity. 

e. Cul-de-sacs and dead ends should be avoided, where possible 
f. Work with neighborhood residents to improve connectivity in established 

neighborhoods where sidewalks are absent or incomplete. 
 

Neighborhood Principle 2: Neighborhood Size 

To encourage a sense of community, larger developments should be designed as 
multiple neighborhoods of a walkable size, typically 1,000 feet from each neighborhood 
center. 

Neighborhood Principle 3: Integrated Parks and Open Space Network 

Include or provide access to parks and open space amenities that appeal to residents 
of all ages and abilities.  
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Neighborhood Principle 4: Mix of Housing Types 

a. Encourage a variety of housing types (e.g., single-family on lots of various sizes, twin 
homes, townhomes, apartments/condominiums). 

b. Integrate distinct housing types at the neighborhood level—providing more than 
one type of housing (e.g., twin and single-family homes). 

c. Avoid creating large concentrations of specific types of housing, such as multi-
family or affordable units within a neighborhood or segregating certain housing 
types from others. 

 
Neighborhood Principle 5:   Distinct Character  

Provide variety in the architectural style of homes and incorporate streetscape 
elements, signage, and other features that will help distinguish a neighborhood from 
surrounding neighborhoods. 

Neighborhood Principle 6: Pedestrian-Oriented Streetscapes 

a. Create neighborhood streetscapes that increase the comfort, safety, and 
enjoyment of pedestrians as follows: 

b. Incorporate sidewalks and street trees to encourage residents to walk, rather than 
drive to nearby activity centers and other destinations. 

c. Incorporate alleys where feasible as a means of shifting garage and parking access 
away from primary streets, to enhance community character and reduce 
pedestrian/vehicle conflicts. 

INFILL DESIGN PRINCIPLES FOR NEIGHBORHOODS  

These Infill Design Principles apply to all types of neighborhood development occurring 
within or adjacent to the City’s established residential areas. The principles provide 
policy guidance on a range of techniques that may be employed to promote 
compatibility with the surrounding neighborhood. These principles should be applied in 
conjunction with the General Design Principles for Neighborhoods above. 

Infill Principle 1: Transitions in Building Height and Mass 

Ensure infill and redevelopment within or adjacent to established neighborhoods is 
compatible with the height, scale, existing, and massing of adjacent homes and the 
overall character of the street frontage. Use transitions in building heights and variations 
in side yard setbacks to reduce visual impacts on adjacent homes. 

  



8 | P a g e  
 

Infill Principle 2: Transitions in Building Type 

Whereas some development in the area include various types of residential uses side by 
side: single-family next to townhouse or small apartment building, that practice is 
discouraged for in-fill development within Horace. 

Infill Principle 3: Streetscape Character  

Reinforce the established streetscape characteristics through the use of complementary 
setbacks, sidewalk widths, and street trees as part of infill and redevelopment projects. 

 

 

COMMERCIAL 
The Commercial future land use category is located in close proximity to existing 
commercial areas, employment centers and where commercial services are 
necessary to meet the projected needs of the City’s residential areas.  
 
Developments seeking a mix of uses that includes residential are encouraged to seek 
a Mixed-Use designation. 
Location: Commercial uses should generally be located on major roadway corridors,  
Design Principles: Design principles for Infill apply; the Corridor Overlay applies 
where applicable 
Land Use Map Symbol  
Density: 0.35-1 FAR. 
Compatible Zoning: C-1, C-2, C-3 

ECONOMIC ACTIVITY AREA 
The Economic Activity Area future land use category is a mixed-use category 
that plays an important role in strengthening the City’s economic base and will 
become increasingly important as the City grows in size and urban complexity. To a 
great extent these are the areas to which the City must look for expanded job 
opportunities, investments and production opportunities, and a balanced and 
sufficient tax base. 
 
Predominant land uses will include light manufacturing, warehousing, mini-storage, 
open storage, multi-tenant industrial parks, automotive repair and similar uses. 
 
Commercial uses including convenience centers, storage facilities, restaurants, 
offices, health clubs and may be located within the Economic Activity Area. 
Location: The Economic Activity Area is focused at SR 17 and 100th Ave. 
Design Principles: Design principles for Infill apply; the Corridor Overlay applies 
where applicable 
Land Use Map Symbol:  
Density: Typical FARs of between 0.5 and 2.0. 
Compatible Zoning: I-2, I-1, C-1, C-2, C-3 
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ACTIVITY CENTER 
Activity Centers serve Horace residents and residents of the surrounding area. This 
designation is an overlay, indicating a focus of development, areas expected to be 
more dense than surrounding areas. Each activity center is unique in its scale, mix of 
uses and development intensity, dependent on location. The types of activities 
include office, retail, restaurants, institutional, higher density residential, and 
employment uses. The Activity Center at SR17 and 100th Ave has an employment 
focus. 
Location: Existing and planned Neighborhood Activity Centers are identified on the 
Future Land Use Map. Activity centers should be located to minimize the impacts of 
traffic on neighborhoods. 

Land Use Map Symbol 
 

Compatible Zoning: multiple 
 

 

 

 

PUBLIC/INSTITUTIONAL 
The Public/Institutional future land use category includes facilities and services 
provided by the City, special districts, or by a quasi-public organization.  Typical uses 
include government offices, community centers, fire stations, facilities needed for 
utilities and essential public services, libraries, hospitals, cemeteries, churches, and 
other places of worship.  
Location: varies 
Design Principles: Design principles for Infill apply; the Corridor Overlay applies 
where applicable 
Land Use Map Symbol  
Density: varies 
Compatible Zoning: PF - Public Facilities District 

PARKS/OPEN SPACE 
This future land use category encompasses all parks, open space, and recreational 
areas within Horace and its ETJ area and is limited to such uses. This designation is 
intended to provide for the active and passive recreational needs of the community. 
Parks and open space are generally provided by the city and its regional partners; 
however, privately operated facilities which also serve recreational needs, such as 
golf courses, may be included. 
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 community. 
Land Use Map Symbol:   
Compatible Zoning: multiple 



10 | P a g e  
 

 

EXISTING TEXT 

CITY BEAUTIFICATION 

Horace has outstanding natural features by being located in the Sheyenne River Valley. 
As we travel along Cass County 17, we see vast areas of open spaces and farm lands 
with great potential for attractive and functional urban development. These areas 
need to be protected as the growth takes place. Pressure for commercial 
development and other urban uses should be guided to maintain the natural attraction 
of the area. Larger setbacks, landscaping and access control would help preservation 
of the natural amenities of the area. The City of Neighborhoods must protect its identity 
as such while it accommodates growth and development. 

Major thoroughfares such as Cass County Highways 6, 14 and 17 and other east- west 
and north-south arterial corridors are gateways to Horace and reflect the value and 
taste of people in arranging and placing uses to maximize the visual experience of the 
residents as well as travelers. 

Goal 

To make Horace remain attractive in appearance while it performs as a highly functional 
City. 

DRAFT ADDITIONAL TEXT 

Goal 
Enhance major corridors and gateways  
Improve the appearance of public and private development and safety for all users 
along primary corridors to promote a positive impression of the City.  
 

Both the Design Principles presented on pages five and six and the Corridor Overlay 
address the City’s intent to enhance its “potential for attractive and functional urban 
development”  

GREENWAYS 
This designation is an overlay of the designated future land use category 
Location: The Greenways follow existing rivers and drainage facilities. They are 
proposed to include the buffers along the F-M Diversion and the related structural 
berms. 
Land Use Map Symbol:   
Compatible Zoning: various 
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CORRIDOR OVERLAY 
This designation is an overlay of the designated future land use category and is 
intended to: 
 Encourage development design that strengthens the physical character and 

image of the City of Horace. 
 Support the value of property and quality of development and major highway 

corridors. 
 Set basic requirements for good site design and development, building design, 

landscaping, and signage without discouraging creativity and flexibility in design. 
 Permit safe and convenient transportation access and circulation for motorized 

and non-motorized vehicles, and for pedestrians. 
Location: The Corridor Overlays are applied to 300 feet beyond the 76th Ave and 100th 
Ave rights of way.  
The requirements of the underlying land use designation apply in addition to the 
following functional site elements: 
 The most visible and accessible parcels along these corridors are intended to be 

reserved for commercial uses at street level or office and industrial parks with 
landscaped street frontage.  

 Trash enclosures and trash compactors shall be located such that they are not 
visible from the identified corridor.  

 Outdoor storage that does not consist of display of merchandise shall be located 
such that it is not visible from the identified corridor. All outdoor storage shall be 
fully screened from view through the use of an opaque decorative fencing 
material or architectural screen walls.  

 Loading and delivery areas shall not be located along the front or side of the 
building that fronts on the identified corridor, unless compliance is not reasonably 
feasible. Such areas shall be screened from view through the use of landscaping 
or architecture and building materials used in the primary buildings. 

Land Use Map Symbol:  
 

Compatible Zoning: n/a 
 

 

i FAR – Floor Area Ratio  
                                                           

1 story covers 
whole lot 

8 stories cover 
¼ of the lot 

4 stories cover 
½ of the lot 

2 stories cover 
½ of the lot 

4 stories cover 
¼ of the lot 

2 stories cover 
whole lot 

FAR 2 FAR 1  
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