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STUDY OVERVIEW &
PLANNING PROCESS 1



Following the 1997 update to the Comprehensive Plan, 
a new study initiative emerged to take a closer look at 
the Concord Boulevard Neighborhood. At that time, 

largely due to the rerouting and building of the new 
US Highway 52 and the pending reconstruction of old 
Concord Boulevard. The City of Inver Grove Heights 
underwent a planning study and in 1998 adopted the 

happened since then: 

 Concord Boulevard improvements have been 
completed. 

 A new park (Heritage Village Park) has been 
planned and implementation is in process. 

 A regional trail has been constructed connecting the 
project area to St. Paul and to Hastings. 

 The Rock Island Swing Bridge has been closed, 
preserved and restored as a public pier. 

 Deteriorated housing has been acquired by the 
Dakota County CDA and cleared to make way for 
new development opportunities. 

 The 1997 Comprehensive Plan has been updated. 

 
through the acquisition and clearance of properties 

Department of Natural Resources.

All of these events warrant a new look at the Concord 
Boulevard Neighborhood. 

update the Concord Boulevard Neighborhood Plan and 
to begin positioning the City to play a more proactive 
role in shaping future redevelopment within the 
neighborhood. 

C o n c o r d  B o u l e v a r d  N e i g h b o r h o o d  R e d e v e l o p m e n tC o n c o r d  B o u l e v a r d  N e i g h b o r h o o d  R e d e v e l o p m e n t
I n v e r  G r o v e  H e i g h t s ,  M NI n v e r  G r o v e  H e i g h t s ,  M N
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the Concord Boulevard Neighborhood is the oldest 
neighborhood in Inver Grove Heights. By 1855 Concord 
Boulevard had been graded into a road that connects St. 
Paul to Hastings. Because it was a main thoroughfare, 
businesses and housing began appearing along the 
roadside in the 1870s. The 1880s and 90s brought 
rail (and the swing bridge) to the region, and the area 
began establishing itself as a distinct village. Sometimes 
referred to as “The Village,” the area grew, stimulated by 

Grove Village. New companies emerged, able to use the 
rail to ship goods across the country. Other businesses 
served the rail workers, providing places to eat, drink, 
and rest. Fishermen and marina owners capitalized on 

Inver Grove Heights until post WWII. The original city 
hall still sits in the neighborhood along River Road.  

A set of goals was established to guide the planning 
process. These goals include the following (not listed in 
any particular order):  

1. 

During the Inver Grove 
Comprehensive Plan 
process, updating the 
Concord Boulevard 
Neighborhood Plan 

implementation step 
the City should take. 
The area’s unique 
characteristics, issues 
and strengths  required 
a more focused process 
than what the larger 
scaled Comprehensive 
Planning process 
could accommodate.  
In anticipation of a 
new plan for the area, the 
comprehensive plan guided 

Use” on the planned land use map. With the ideas 

plan will provide more clear direction for land use and 
will serve as an amendment to the comprehensive plan. 
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2. 

The Concord Boulevard 
Neighborhood will 
not change overnight. 
Neither the private sector 
nor the public sector has 
the ability to redevelop 
all of the parcels in 
the neighborhood. 
With that in mind, it is 
important to identify the 
projects that will have 
the most immediate 
impact and build the 
most momentum 
for subsequent 
redevelopment. Those 
sites that are best 
positioned for near term 
redevelopment will be 

study and redevelopment 
actions.

3. 

neighborhood live here as well. They have invested 
time, money, and energy into the neighborhood and 
it is important that the plan listens and responds to 
the input and suggestions of local residents, business 
owners and stakeholders. If the plan is going to succeed, 
it will need the support of the people who live and/or 
work in the neighborhood, and that support needs to be 
earned starting with the planning process. 

4. 

The City of Inver Grove Heights has shown a 
commitment to encouraging and facilitating the 
redevelopment of Concord Boulevard. Public investment 
in parklands, the Rock Island Swing Bridge, and the 

improve the amenities in the area. The restoration of 

create an area that is more suited to redevelopment. 
This plan will identify which public actions are needed 
to support private re-investment and that will help 
create value for redevelopment in the area. 

The Dakota Co. CDA has 
assembled and made ready 
for development land along 
Concord Boulevard. This site 
will serve as a catlyst for other 
redevelopment initiatives

Redevelopment near the railroad may require 
implementing a whistle-free zone or other “quiet” strategies 
and crossing improvements
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The planning process for Concord Boulevard began in  
the summer of 2011 and ran through spring of 2012. 
The process included eight primary tasks:

1.  Organize background and site context information

2.  Conduct project kick off

3.  Conduct Stakeholder Engagement

4.  Generate and Explore Alternative Land Uses

5.  Conduct Stakeholder Engagement

6.  Prepare Preferred Plan

7.  Conduct Review of Preferred Plan

8.  Prepare Final Plan

the diverse viewpoints about the direction of Concord 
Boulevard. The planning process was designed to create 
a clear view of the starting point for the neighborhood. 
With the base material in place, residents and business 
owners had the opportunity to consider and share 
their vision for the neighborhood. The input gathered 
through meetings and conversations informed plan 
options that were again reviewed by stakeholders. A 
preferred plan was developed based on reaction to the 
alternatives. Stakeholders were engaged again to offer 

and design guidelines will help inform the shape the 
neighborhood takes over the next 20 years.
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In order to gain a full appreciation of the character of 

both how the corridor exists today and how it will 
re-develop over time, the plan establishes a detailed 
picture of the corridor’s context through site photos, 
mapping, analysis of property records and windshield 
surveys. Also critical to this review is a review of key 
background plans and documents that provide an 
historical perspective into prior decisions that have 

provides a general snapshot of this analysis. Volume II of 
this report provides a more comprehensive inventory of 
the site context and corridor analysis conducted. 

To begin the process, a number of context maps were 
created to gain a better understanding of the challenges 
and opportunities facing the area. These maps included:

The study area is bounded in the north by the Inver 

River to the east, the top of the bluff to the west and the 

In all, the study area represents approximately 285 
acres

Existing land uses within the project area include a wide 
mix of uses. Traditional single family detached homes 
are found as one moves west of Concord Boulevard and 
up the bluff in addition to the homes that front directly 
onto Concord Boulevard. Intermingled throughout 
the project area are multi-family homes that are often 
the result of single family homes being converted to 
multi-family rental dwellings. Commercial uses in 
the corridor are largely service oriented commercial 

commercial establishments are in structures that over 
time have changed in use and have had limited or partial 
improvements to make the facilities accommodate the 
new uses. Some heavier industrial uses are located 

along Dickman Trail and are land intensive uses. 
Contractor yards and outside storage dominates many 
of the more land intensive uses. A demolition debris 

is governed by a Conditional Use Permit that stipulates 

CUP is amended by the owner and approved by the City. 

challenges to new development/redevelopment. These 
challenges are associated with the noise, odors and 
dusts that are frequently associated with uses such as 

industry. Redevelopment will need to be coordinated 

strategies that minimize or mitigate impacts. 

of the site in the Old City Hall/Rock Island Swing Bridge 
Park. A number of mature trees also add character to 
the western bluffs. Storm water management was noted 
as an issue throughout the neighborhood with seasonal 

 In 2011 the City refurbished a portion of the Rock 
Island Swing Bridge, creating a pedestrian pier that 

Varying levels of investment exist throughout the corridor, 
providing opportunities for redevelopment
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River. The City of Inver Grove Heights also dedicated 

Park. A master plan completed in 2010 anticipates the 
development of more highly programmed space in 
the south portion of the park to compliment the open 
space and trails that have been installed in the north. 
Currently portions of the proposed park still need to be 

River Regional Trail, connecting Hastings, Rosemount, 
Inver Grove Heights and South St. Paul for bikers, 
walkers and inline skaters. In 2010 Concord Park was 
redeveloped to Cameron’s Liquors a local business 
that relocated from elsewhere in the corridor after the 
reconstruction of Concord Boulevard. This leaves the 
west side of the corridor void of neighborhood park 
lands. 

Concord Boulevard/CSAH 56 is the main transportation 
route running through the neighborhood.   Development 
within the project area is served by local streets; 
however, access in and out of the neighborhood is 
mostly limited to Concord Boulevard as a result of being 

railroad corridor, which affords limited opportunities 
for crossing. With the swing bridge no longer serving 

to the north. 70th Street connects the neighborhood 
to the rest of Inver Grove Heights to the west. Dawn 

Way provides a connection to the top of the bluff on the 
north end of the project area and 64th Street provides 
a rather steep local street connection. 65th Street and 
66th Street are key east west streets that serve as focal 
points in the neighborhood. The site has limited public 

providing sporadic service at the north and south ends 
of the neighborhood but do not provide service on 
Concord Boulevard.

Key background documents that were reviewed and 
provide policy direction for this planning effort include 
the following:

 Concord Boulevard Neighborhood Plan - 1998

 

 Inver Grove Heights Comprehensive Plan - 2007

 Dakota County CDA sketch plan & council minutes - 
2005

 Heritage Village Park Cultural Resources Overview - 
2005

 Feasibility Report CSAH 56 - 2009

 Concord Blvd Area Railroad Crossing Study - 2008

 South Saint Paul Development Plan - 2011

 

The Mississippi River Regional Trail connects the much of 
the south metro to the Concord Boulevard Neighborhood
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The following represents an assembly of observations 
and directions (or commonly referred to as Issues and 
Opportunities) based on what was heard through the 
Stakeholder Engagement process and what resulted 
from the project planning team’s analysis of the project 
area.  The assembly of thoughts and observations also 
builds off of past planning work completed over the last 
decade or more (see the list of background documents). 
These thoughts and observations served as a starting 
point for further discussion and framing of themes for 
the concept exploration stage of the planning process.

Interstate 494 and Highway 52 provide great access 

means easy connections to jobs and amenities for 
residents and markets for commercial and industrial 
users.

neighborhood. Fishing and boating opportunities 

operate along the river and possibilities exist for more 
businesses based on the river. Water based activities 
help establish an identity for the neighborhood as 
they have for over 100 years. The marina industry 
is changing in part as a result of our changing 
demographic mix. The marina operators recognize this 
trend and must continue to adapt and explore new 
opportunities.

A number of the businesses along Concord Boulevard 
are owned and operated by people who live in the 
neighborhood and live in Inver Grove Heights. They are 
family owned and in some cases, younger generations 
are positioned to possibly take the business over. This 
continuity between businesses and residents creates a 

strong local knowledge 
where members of 
the neighborhood 
understand local 
conditions and 
activities. People 
are invested in the 
neighborhood for both 
work and home life. 
This is a strength that 
instills longevity in the 
businesses.

Local businesses recognized the need for improvements. 
Business is starting to return to pre-reconstruction 
levels – but it is felt that that it will not ever be the same 
as it used to be. The bigger impact was the building of 
a new US 52 which changed the travel patterns of the 

Neighborhood businesses. The road today is at a much 
higher quality and public investment is recognized.

Although old, the housing stock in the corridor is 

rental units, as property owners have opted to sell and 
homes are acquired by investors. It is generally felt by 
stakeholders that a greater effort at code enforcement 

is affordable to low and moderate income households, 
largely due to its age and surrounding land uses.  
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walkers and inline skaters to the greater metropolitan 

serving Inver Grove Heights, South St. Paul, and West St. 
Paul, by 2013 the trail will run to Hastings. 

The City crafted a vision and approved a master plan 
for Heritage Village Park. Implementation of the master 
plan is currently being pursued through acquisition of 

park improvements has not been dedicated; however, 
as land continues to be acquired, the reality of achieving 
the master plan grows. This major investment has 
the opportunity to serve as a great catalyst to future 
development and a great draw for the City.

The Rock Island 
Swing Bridge pier is 
a tremendous asset 
that creates a new 
public connection to 

With this connection, 
Inver Grove Heights 

voiced desire to connect 
the citizens with the 
river in a more public 
setting. The Pier has 
the potential to grow 
as a recreational and 
historical draw to the 
neighborhood. 

The topography of the neighborhood can be a great 
development asset, providing opportunities for walkout 
basements or other structures that utilize grade change 

or even long term potential for structure parking. 
People also value mature trees and the ability to build 
with the landscape. Protection of existing mature trees 
should be a priority as should the re-establishment 
of native vegetation in areas that are graded for new 
development.

The housing to the west of Concord Boulevard is 
tucked into the hill in a way that creates a nice quiet 
neighborhood feel. Living in an area with privacy and 
calm is an asset, especially when someone can also 
easily access major transportation routes within a few 
minutes. This is an asset that stakeholders cherish as a 
hidden gem; one that is not known by those who have 
not lived there for years.

The Concord Boulevard area has a long, rich history 
that provides some of the identity for the neighborhood. 
Known for a long time as Inver Grove Village, the 
Concord Boulevard Neighborhood was one of the 
earliest settlements in Inver Grove Heights. The 
area has served as a military transportation route, a 
meat packing area, and a rail hub. It is home to the 
Rock Island Swing Bridge which until 1959 was the 

and Hastings and served as an escape route for John 
Dillinger. The old city hall building still sits in the 
neighborhood. The history of the area is an important 
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Opportunities 
& Issues
This diagram examines 
the opportunities and 
issues facing the Concord 
Boulevard Neighborhood. 
Five districts are 
identified, with unique 
attributes that will shape 
redevelopment.
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piece of Heritage Village Park and the Rock Island 
Swing Bridge. It could also be an important theme for 
redevelopment in the area. 

Although privately owned, the marinas create a unique 
draw and user group in the neighborhood. Connecting 
to the river, the marinas present an opportunity to 
create a brand or identity for the area.

The presence of several bars and restaurants creates a 
destination draw. Bars and restaurants are gathering 
places. They provide a place to recreate and to enjoy 
the company of others. They create an identity to an 
area and offer a sense of vibrancy. In the Concord 
Neighborhood, there is a small cluster of these uses that 
is seen as a strength.

 The City, the County, and the Dakota County CDA 
all own parcels in the study area which helps set up 
redevelopment projects because much of the acquisition 
has already been completed. The blocks with publicly 
owned property may be the sites that will help build 
early momentum for redevelopment in the corridor. 

of some properties in the neighborhood provide an 
opportunity for redevelopment at a good value. This 
means lower barriers to entry for developers and the 
ability to make public sources of funds go further in 
redevelopment. 

The current residential, commercial and industrial 

instances has become dilapidated. Some properties 
have also been abandoned. This creates the perception 
of disinvestment that can lead to even less maintenance 
and continued deterioration of the neighborhood.

and dust, outside storage of refuse containers, industrial 

uses such as residential, park and recreation, or retail 
goods. These uses, if not designed appropriately or not 

barriers to future redevelopment.
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The railroad tracks create a narrow strip of land 
between Concord Boulevard and the tracks. This strip 
of land creates challenges to designing development 
projects with adequate separation from the tracks, 

circulation. The rail line also creates impediment for 
residential development (because of noise issues) and 
reduces access to the park and marinas on the east of 
the tracks.

Any time development is adjacent a major river, the risk 

public funds in the reconstruction of the temporary/
emergency levy, the City has used funds to acquire and 

been in place since 1999 and has resulted in acquisition 
and clearance of roughly 2/3 of affected properties.

The identity of the Concord Boulevard Neighborhood is 
not always clear or positive. It is not known today as a 
retail area, nor is it recognized as a place to gain access 
to the river. However, with recent improvements and 
investments, that weakness is changing.

The presence of high bedrock creates challenges for 
the construction of public improvements, including 
stormwater improvements and underground utilities.  

in some properties in the neighborhood. 

With a county highway as well as industrial and adult 
land uses, Concord Boulevard is not perceived as a kid 
friendly area. 

the pedestrian experience along the boulevard. New 
sidewalks and lighting have been installed in places, 

industrial land uses and off of Concord Boulevard in the 
neighborhood to the west and the park/marina area to 
the east. 

Balancing parking is an issue in the neighborhood. 
On street parking has been reduced with the Concord 
Boulevard redesign, while many of the private parking 
lots associated with bars and restaurants need to handle 

events and peak hours. Parking for access to the Rock 
Island Swing Bridge and Heritage Village Park is at 
times unclear and separated from the destination.

The only public transit service available near the 
Concord Boulevard Neighborhood is the morning/
afternoon 71 bus which runs south to Dawn Way before 
veering to the west and the sporadic 68 bus which 
turns around on Concord Boulevard to the south at 
75th Street. Neither one of these serves the Concord 
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A key opportunity that should be explored within 
the corridor is efforts to improve on property 
maintenance. This can be done through a regulatory 
(code enforcement) approach such as development of 
a property maintenance code or stronger enforcement 
of existing codes. Alternatively it can be done through 
more of a “carrot” approach. Working through the 
Economic Development Authority, revolving loan funds 
could be used to structure a low interest or interest 
free loan program that can go toward maintenance 
programs or site improvements that contribute to more 
sustainable maintenance efforts. Stormwater programs 
could also be used to achieve greater storm water 
management and site improvements on a limited case 
basis.

Opportunities exist through redevelopment to continue 
improving access management on Concord Boulevard. 
Stakeholders expressed challenges with getting onto 

driveways. Numerous commercial curb cuts exist on the 
east side of Concord. Through redevelopment, parcels 

circulation and focus access points onto Concord.

The roadway improvements, while well received, 
also have created a real or perceived problem with 

occasions monitor speeds in the area. This creates 
challenges with pedestrian crossing of the corridor. 
Future improvements could consider intersection 
improvements that improve pedestrian crossing safety.

One of the challenges noted through the stakeholder 
engagement process was knowing where certain 
businesses were located. And with the Pier and 
development components of Heritage Park planned for 

Its design could also provide a sense of identity for 
the district. Funding strategies could be explored with 
business advertising or sponsoring and maintenance.

The City has an Economic Development Authority that 
is charged with maintaining and growing economic 
opportunity for Inver Grove Heights. The EDA could 
begin establishing programs that help family owned 
and operated business or small businesses with 
improvement funds or with business start-up resources. 
These programs could be coupled with redevelopment 
efforts in the Concord Neighborhood, which is a great 
place for smaller footprint start up business.
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There is already a presence in the Concord district of 

Inver Grove Heights, yet also rely on local patronage. 
As the area continues to develop from a public amenity 

River Regional Trail) and as existing land uses turn 
over, new jobs created, and new housing developed an 
opportunity exists to create a theme for the area that 
focuses on eating and entertainment venues building 
off the businesses that already exist. Such a theme can 
create a destination for Inver Grove Heights residents 
but also the Twin Cities and beyond. River users could 
dock their boats and walk through the district enjoying 
cultural opportunities presented by a cluster of bar/
restaurants. 

The marinas are somewhat of a “best kept secret” in 

River runs the length of the City, but there are limited 
opportunities to interact with the River. An opportunity 
exists to collaborate with the marina owners to 

connectivity to the river, maximize the asset the River 
provides and promote the marina uses as vital Inver 
Grove Heights business and destination. Opportunities 
exist for recreation and entrainment venues that tailor 

music, and of course dining.

Regional Trail sets this area up to pursue a theme 
oriented around active living, healthy living and active 
recreation: road biking, mountain biking, running, 
hiking, walking, blading, boating/rowing, skiing (snow 
or water). Retail opportunities could focus on bike 
shops, sporting goods or services, eateries with focus 
on healthy foods or other.   This theme would suggest 
a more regional connection but could be located 

adjacent or fronting 
on Heritage Village 
Park, the pier or 
other areas where 
a trail head could 
be established. 
Commercial 
development could 
be set up to target 
industries with 
a niche in active 
recreation products 
or services. 

Land area within the corridor is often challenged 
spatially by existing features: Concord Blvd, railroad, 
bluff, major utilities, recent private development (newly 
constructed buildings). Opportunities for development 

create live/work spaces that can double as housing 

corridor. This is particularly likely in locations where 
a commercial frontage would be desired fronting 
on Concord or where redevelopment/development 
opportunities exist for adjacent heavier commercial 
uses. This theme builds on existing commercial and 
industrial momentum to develop more employment 
opportunities in the corridor. 

Housing in the corridor should be a mix of housing 
types, mostly of a more moderate density nature as it 
approaches Concord Boulevard and a lower density 
single family typology as it moves westerly from 
Concord. The more moderate density product type 
should be more vertically oriented and more compact. 
Single family housing might be allowed at a more 
narrow lot pattern with a different house style, maybe a 
Pullman style home (deep and narrow). 
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Commercial (retail and services): limited opportunities 
exist for this in the near term. Over the longer term, a 
vision would support concentrated nodes of service 

destinations could support it. Retail uses will generally 
follow renewed interest from residential development. 

Opportunities to reposition existing commercial sites 

will exist on sites that are vacant or underutilized. 

alternative (mixed use/live work) building orientation 
and sizes that allow for smaller business enterprises 
or an artisan focus…one that might not mind operating 
near a welder or mechanic operation. New uses would 
be designed to coexist with housing opportunities with 
development guidelines shaping such features as access 
points, lighting, windows, signage, and setbacks.

Preservation of trees is important, as is recognition of 
storm water challenges and topography. Using these 
features as assets will be a key principle in the land use 
vision.

Uses should be focused on connections to bike, walk 
and transit infrastructure as well as the street. Such 
connections also need to keep in mind the nature of 

 While Heritage Village Park is a major investment, 
park and open space should still be a consideration as 
redevelopment occurs west of Concord. A park, whether 
public or private, should provide some open space relief 

and active/passive recreation appropriate to the scale of 
the neighborhood.  Community gardens could also be a 
consideration for the project area.

Heritage Village Park is a master planned open space 
between the railroad tracks and the marinas that will 
allow visitors the opportunity to stroll through gardens, 
explore historic buildings, attend events, and play with 
their children. The development of the park is currently 
in process and is already connected to the larger 

Trail.

The Rock Island Swing Bridge allows visitors the 
opportunity to understand a part of the history of Inver 
Grove Heights and get an uncommon perspective of the 

bridge that is over 100 years old. The City saved and 
restored portions of the bridge to create a pier over the 

the Concord Boulevard Neighborhood. 
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Portions of the neighborhood were considered as 
different districts in order to more closely examine the 
opportunities and issues facing each area. Each district 
contains unique features and presents and opportunity 
to establish unique identities and themes based on the 
character of each district.

The Concord North District is characterized by 
the narrow parcels, sandwiched between Concord 
Boulevard and the railroad tracks. These are being used 
as general industrial which creates noise and access 

Boulevard. 

 66th and Concord has the potential to expand in its 
role as a neighborhood commercial hub. Existing and 
new commercial uses could capitalize on location and 
increased density in the neighborhood. 

The Dickman Trail district is an industrial focused area 
that should be able to take advantage of wider lots 
(compared with Concord North) to attract new and 
relocated industrial uses. It will require the removal of a 
few single family residences.

The Bluff area of Concord Boulevard Neighborhood 
presents topographic challenges that make development 

are rewarded with a quiet neighborhood. Opportunities 
may exist to create connections from the bluff to the 
river as well as neighborhoods on top of the hill. 

room for improvement in the way they are accessed. 
Currently the circulation pattern is haphazard and 

restrict what development is feasible in this location.

Concord North

The Bluff

66th & 
Concord

The Dickman Trail

The Waterfront
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Through the planning process, a series of alternative 
land use concepts were explored with the Concord 
Neighborhood stakeholders. These land use concepts 
were presented in terms of future land use patterns 
and illustrative diagrams that tested development 
and site design based on the land use potentials. 
Through a review of the planning concepts with the 
stakeholder groups and through a technical evaluation 
of the alternatives, a preferred master plan emerged. 
This plan is presented in this section. Furthermore it 
is shaped by a vision and set of guiding principles. The 
vision and guiding principles are the broad, overarching 
statements that should be referred to when new 
concepts and ideas challenge the master plan. The plan 
is not intended to be a static document but instead must 
be dynamic in order to respond to the intricate details 
and nuances of redevelopment and the redevelopment 
process. 

Concord Boulevard is a place where a diverse history, 
population, and building pattern can co-exist to 
create a unique environment. It is a place that offers 
opportunities to live through a variety of lifestyle stages, 
to start and grow a small business and to experience 
the history and culture of an historic village along the 

There is a saying “the whole is more than the sum of its 
parts.” The project area is a series of parts today. Some 
parts have been renewed; some parts are tired and in 
need of renewal and some parts are simply waiting 
for the renewal to take place. Redevelopment and 
revitalization of the Concord Neighborhood will be an 
ongoing task, occurring incrementally as opportunities 
fall into place and ultimately, through good planning and 
collaboration amongst the stakeholders, will be more 
than the sum of its parts.  
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evaluated to reach the final preferred master plan. See Volume 
II for more detail on alternatives explored.



character elements of future redevelopment. They 
should be used to guide design of redevelopment 
projects and the establishment of programs. They form 
the measurements by which we evaluate future change. 

1.   

Create pedestrian realm improvements that safely 
connect Concord to greater Inver Grove Heights trail/
sidewalk system, to future park resources (Heritage 

enhancements should create safer crossings of Concord 
Boulevard and the railroad tracks. 

2.   

Develop a neighborhood park on the west side of 
Concord Boulevard that provides open space and 
play areas on the west side of Concord Boulevard. 
This improvement could be integrated into a 
private development as part of a larger residential 
redevelopment project.

3.   

material palate, etc...) to distinguish the Concord 
Boulevard Neighborhood, especially at entry points on 
the north city limits and the intersection of Concord 
Boulevard and Dickman Trail. Gateway treatments 
might also be used to emphasize entrance into a sub-
district such as the waterfront commercial area (.i.e. a 
gateway treatment at 66th and Concord Boulevard.)

4.   

and understand how to navigate to another place. Explicit 
cues (such as signs) and implicit cues (such as roadway 
character) can both give users direction and clues about 
how to get from place to place. 

In the context of the Concord Boulevard Neighborhood, 
signage is important along the regional trail and at 
other pedestrian nodes. It should also play a role in 
alerting drivers and pedestrians about local stores and 
restaurants and truck drivers about where to go for 

to be expanded in its design and serve as an identity 
feature for the neighborhood or as a bulletin board for 
neighborhood events. 

5.   

Buildings and landscaping along Concord Boulevard 
should be held to a high standard, with aesthetic 
upgrades such as landscaping, architectural detail, and 
durable materials. As “the face” of the neighborhood, 
Concord Boulevard frontage should portray a positive 
image. 

6.   

Buildings should be oriented to the street, with 
the “front face” and main entrance of the building 
looking toward Concord Boulevard where possible 
and entrances providing access to public sidewalks, 
rather than only the parking lot. Sites should include 
landscaping and should be kept in good condition 
to provide positive cues about the character of the 
neighborhood.

7.   

separated by intermediate development that is not 
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8.   

Parking lots should be oriented alongside yards or 
behind buildings. Commercial and industrial land uses 
that rely on truck circulation should provide loading 
docks facing away from Concord Boulevard when 
possible. Parking and circulation should not be the face 
of Concord Boulevard.

9.   

Stormwater management should be treated as a site 
amenity. It should serve multiple functions: aesthetic, 

for irrigation (stormwater reuse). 

10.   

Improvements and potential re-routing of transit 
service should be investigated. Redevelopment should 
be considered in light of its potential impact on or 
contribution to an improved transit market. In the 
meantime, actions taken now should not prevent or 
introduce additional challenges to transit expansion. 

11.   

Care should be taken to preserve natural resources 
in the area. This includes retaining mature trees, 

with stormwater best management practices.

12.   

The Concord Boulevard Neighborhood has one of the 
richest histories in Inver Grove Heights. This should 
be recognized and celebrated as an asset for the 
neighborhood, and a feature to draw visitors from the 
rest of the city and region.
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Land Use Plan
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The land use plan for the Concord Boulevard 

appropriate land uses. The Comprehensive Plan from 
2008 called out most of the neighborhood as “mixed 
use.” This plan anticipated the development of a small 
area plan for the neighborhood and left the prescribed 
land use intentionally open to change. The new land use 
plan for the neighborhood has a number of components, 
including the introduction of two land use categories; 
“Waterfront Commercial” and “Service Commercial” to 
better describe conditions in the neighborhood. 

Neighborhood commercial areas include parcels 
containing retail sales and services located 
along collector roadways that serve the adjacent 
neighborhood area. The neighborhood commercial 
designation is the least intensive of the commercial 

Neighborhood commercial areas are intended to 
house businesses that provide convenience goods 
and services. Convenience goods and services include 

Neighborhood
Commercial
Waterfront Commercial

Service Commercial

Light Industrial

High Density Residen al

Mixed Use

Medium Density
Residen al
Low-Med Density Residen al

Park/Open Space

Public/Ins tu onal

items that are regularly needed by nearby residents or 
businesses such as small grocery items, dry cleaning, 

estate services. 
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(NEW LAND USE CATEGORY) Waterfront commercial is 

This could include marinas, boat storage and repair, 

needs that may not be covered by other commercial 
categories. Waterfront Commercial could also cover retail 

but due to their location serve waterfront purposes (such 
as a nearby restaurant that serves boaters).

(NEW LAND USE CATEGORY) Service commercial focuses 
on commercial land uses that are service oriented such 
as bike repair, auto body shops, and refuse haulers. Areas 
designated as Service Commercial are non-exclusive of 
other, retail focused commercial land uses; however, the 
primary uses are more service oriented than retail goods. 

Light industrial areas in Inver Grove Heights include 
parcels containing light manufacturing, goods movement 
and wholesale trade.

density residential, public uses and/or park and recreation 
uses, organized in a pedestrian friendly environment

In the context of Concord Boulevard, this could mean 
traditional mixed use buildings with retail on the ground 

It could also include “live/work” mixed use spaces on the 
6200 block of Concord Boulevard with residential units 

area should be designed to accomodate a more intense 
commercial use, although its initial use may be residential 

converted to commercial use.

Areas designated as high density residential are intended 
to accommodate multi-family housing at densities 
exceeding 12 units per net acre. Uses in this category 
will be principally limited to higher density apartment or 
condominium buildings for either general occupancy or for 

higher residential densities ranging from 6 to 12 dwelling 

density townhome developments and apartments, all with 
full public utility service.

The low-medium density residential category includes 
a combination of single family attached and single 
family detached housing that is generally at a greater 
density than traditional single family housing in Inver 

Residential category ranges from 3 to 6 units per 
net acre. In the Concord Boulevard Neighborhood, 
topographical limitations should not preclude 
development if density cannot reach the 3 dwelling 
units per acre threshold. 

Public park and open space includes the City’s Park 
system as well as areas of public ownership that are 
intended for open space use. Typically, these areas 
include lands used for stormwater storage or other public 
infrastructure need and are not considered developable.

Public/Institutional uses in Inver Grove Heights include 
churches, buildings and land adjacent to schools, cemeteries, 
government facilities and other parcels that are owned 
by a public agency or institution. The public/ institutional 
category does not include parks and recreation areas. They 

Concord Boulevard is the school building last used for the 
Tarek Ibn Ziyad Academy on 66th Street.
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Concept 1 - Land Use Plan
The illustrative plan shows both the nature of the 
density in redevelopment areas and an example of the 
way buildings should lay out and respond to the street 
network. The illustrative plan is not intended to limit 
how sites should develop, but instead intended to show 
how a site could redevelop given the guiding land use 
pattern. The illustrative diagram is intended to illustrate 
guiding principles.  

C d l

50’ 100’ 200’ 500’N

Illustrative Plan

Access is managed by 
keeping driveways off of 
Concord Boulevard where 
possible

Stormwater is managed 
and becomes a visual 
amenity

Vegetation and space 
buffers potentially 
incompatible land uses

Parking lots do not push 
the buildings to the back 
of lots, allowing facades 

Concord Boulevard
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Concord North

The Plan for Concord North District includes medium 
density housing 
redevelopment on 
the west side of 
Concord Boulevard. 
This housing should 
front the street with 
quality facades and 
building materials. 
Automobile access 
should be from 
the rear of the 
buildings to manage 
access points on 
and off of Concord 
Boulevard. These 
redevelopments include 
the current Dakota County 
CDA properties and could 
serve as a catalyst site for 
redevelopment. As these 
parcels are redeveloped, 

for green space/pocket 
parks to provide easily 
accessible open space 
for residents. A park 
facility may be part of a 
private facility or public 
parklands.

This area should serve as a 
transition area, capitalizing on 
turnover in the area to redevelop 

Concord Boulevard

60th St

Delaney W
ay

Dilley Ave
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and introduce new business. The narrow parcels make 

aesthetic upgrades and a move to uses with less outside 

Also along the east side of Concord Boulevard between 
63rd Street and Upper 61st Street, the depth of the lots 
between Concord Boulevard and the railroad right-of-
way widens. This presents an opportunity for a new 
type of use that could offer the opportunity for people 
to work where they live. This is an expansion and 

front with a living or housing unit above or in the back. 
Envisioned uses include a bike shop, artist studio, arts/

work concept is one that will take time to mature and 
will require an innovative approach to redevelopment. 
Examples of this arrangement are becoming more 
prevalent as developers look to reuse older buildings 
and redevelop underutilized sites.  

66

The area along Concord Boulevard generally between 
Delilah Avenue and 68th Street presents the greatest 
opportunity for commercial land uses that are more 
goods oriented along with restaurants, bars and 
professional services. The plan calls for clustering 
these types of uses closely together, creating a longer 
term opportunity for uses to share parking in more of 
a district parking approach. By clustering uses closer 
together, a stronger retail environment is created. The 
retail uses are envisioned as free standing commercial 
uses or potentially multi-tenant structures. The area 
between 65th Street and 66th Street also is important 
as a gateway into the water front district and Heritage 
Village Park. A strong retail presence at this node will be 
important as a signature icon to the district. 

At the 68th Street node, an opportunity exists to 
redevelop vacant lots and to work with the site to 
create a high density development use. Such a use could 

and services in the district and could contribute to 
increasing the market place for transit service. However, 
by itself it most likely would not be enough to warrant 
a bus route along Concord.  The building could include 

Concord with residential components on upper levels or 
on the back side towards the bluff. The site could work 
with the topography of the area and potentially add 
structured parking. 

front/back layouts.
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Concept 1 - Illustrative Plan

66th & Concord
Probably the most notable area of change presented 
in the master plan is the area east of the Railroad 
tracks between 65th Street and 66th Street. This site 
is currently envisioned as part of the future Heritage 
Village Park. The site is currently used by a waste hauler 
and implementation 

Plan would require 
acquisition of this 
parcel. The Park 
master plan envisions 
a highly programed 
entrance and park focal 
point on this site. This 
plan suggests a different 
direction. One that seeks 
to introduce housing, 
retail and services with 
an orientation that provides 

River along 66th. By shifting 
the programmed elements of 
Heritage Village Park to the 
north, redevelopment of this 
site could also orient onto 
the park creating an active 
multi-use frontage on the 
park. The envisioned land 
uses include limited retail 
and service commercial, 
higher density housing 
in a 3 or 4 story 
structure transitioning to 
lower density townhomes 
or rowhouses as  you 
move toward the river. The 
illustrative concept keeps 
development out of the 100 

improvements would also need 
to be investigated to explore 
quite zone improvements to 
further make the site attractive for residential uses. 

Concord Boulevard

65th St

66th St
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Concept 1 - Land Use Plan

Dickman Trail Area

The area south of 68th Street along Dickman Trail is 

noise and dust issues. 
The longevity of some 
of these uses was 
questioned through 
the stakeholder 
engagement process. 
A limited number of 
single family homes are 
scattered throughout the 
site. The plan for this area 
suggests redevelopment 
over time that would 
intensify the employment 
density and building coverage 
of business uses and moving 
away from more site intensive 
uses to more building 
intensive uses. Increasing 
job density in the area 
will further support retail 
and professional services 
and could be an attractive 
opportunity given the vision 
for Heritage Village Park 
and other improvements. 
Opportunities to better 
utilize the land area 
within this district can 
be explored through 
replatting of the site and 

parcels. Uses envisioned 
in this area might include 
light manufacturing, research 
and design, technology 
companies, assembly, cabinet 
makers or other light industry.  
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With the exception of Concord Boulevard, the street 
network in the Concord Neighborhood is made up of 
local residential streets. The Land Use Plan does not 

need for major street reconstruction that would be a 
result of implementing the redevelopment plan. Key 
improvements to the street system might be initiated in 
locations where redevelopment adjacent to the street 
creates an opportunity to upgrade infrastructure (sewer, 
water or stormsewer) or improve upon the aesthetic 
character of the neighborhood by adding landscaping or 
burying overhead utility lines.  

Access management should be considered in all 
redevelopment projects making sure careful attention 
is given to internal site circulation and access to the 

particularly on the west side of Concord to prevent and 

pedestrian environment. 

Dickman Trail. This street could be reconstructed 
as part of redevelopment in the Dickman District 
that replats lands to make better use of current 
parcels between the railroad and Dickman that are 
undevelopable. Integration of a linear stormwater 
system and a trail to connect future businesses in the 
area to the recreational and retail uses within the 
neighborhood could be accomplished with this street 
reconstruction project. 

the Rock Island Swing Bridge and the implementation 

enhancements, especially across Concord Boulevard will 

help create a safer way to cross the street. This creates 
a vital link between the neighborhood and the park and 
river amenities on the east side of Concord Boulevard. 
Intersection improvements could be as simple as 
signage and street markings identifying crosswalks or 
could be more advanced such as changing the street 
dimensions at key intersections. Future redevelopment 
should carefully consider internal pedestrian 
circulation, facilities for bicycle parking and connections 
to the public sidewalk/trail system.
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Movement across Concord Blvd and the railroad tracks 
should be enhanced to connect the neighborhood, trail 
users, and Heritage Village Park & The Swing Bridge.

A pocket park in the CDA block could provide neighborhood 
focused greenspace on the west side of  Concord Blvd

The park system needs within the Concord 
Neighborhood is envisioned to be largely met by the 
future Heritage Village Park improvements, the Rock 
Island Swing Bridge Park and existing parks on top of 
the bluff. However, with the recent loss of Cameron 
Park, no neighborhood park exists on the west side of 
Concord Boulevard. Stakeholders expressed a desire 
for a small neighborhood park or tot lot in a location 
that does not require crossing of Concord Boulevard, 
or that crossings of Concord Boulevard be enhanced. 

part of future development west of Concord Boulevard. 
However, the illustrative plan does show the potential 
for a park component to be incorporated into future 
redevelopment. A park or open space feature should 
be a component of future redevelopment on the west 
side of Concord. Such a component could be privately 
developed and owned or a component of the City Park 
system and would be determined as part of an actual 
redevelopment plan.

Development of 
Heritage Village Park

Potential Pocket 
Park Location

Gateway Park 

Rock Island 
Swing Bridge

32
INVER GROVE HEIGHTS  

CONCORD BOULEVARD NEIGHBORHOOD PLAN 

PREFERRED 
MASTER PLAN



A goal of the planning process was to establish a 
starting point for where redevelopment can begin 
(identify Catalyst sites) and targeted land uses/
program. This section of the plan highlights seven 
different catalyst project ideas. Each of these projects 
has unique components that impact the “readiness” 
of the redevelopment project. A description of each 
project is provided below. Prioritization of these 
projects will occur with more detailed study including 

with landowners. Furthermore, it is anticipated that 
these projects will be the subject of further review and 
discussion with the Economic Development Authority.

The City can play a variety of roles in the redevelopment 
process. It can be the developer which would include 
acquiring of the land and making land available for 
development, platting the land and installing public 
improvements and ultimately selling the land to an 
intended building or user. It can serve as the broker 
or facilitator of redevelopment, working with land 
owners/business owners to market the property and 
attract a developer/builder to the table. Or it can simply 
serve as a resource to assist with the regulatory and 
entitlement or approval processes.  

The City of Inver Grove Heights may be involved with 

may also be involved in a programmatic role; supporting 

or creating maintenance programs. Some efforts could 

as housing rehabilitation and business improvement 
programs.

subject of future strategic planning using this plan as a 

The CDA property is most ready for redevelopment. 
Individual parcels have been acquired and the site 
is available for redevelopment. The plan envisions a 
townhouse/rowhouse type of housing product. The 
parcel will require re-platting and site plan approval. 
Past efforts to redevelop the site have been met with 
opposition from the neighborhood. This opposition is 
mostly isolated to a concern about affordable housing. 
The City should work with the CDA to accommodate a 
mix of affordable housing options within the project.  
City actions needed for this redevelopment to occur  
include replatting and site plan approval. 

This site includes approximately xx acres of land that 
includes land currently occupied by a waste/garbage 
hauler, a trucking company and vacant land owned by 
a neighborhood business. The site is currently planned 
as part of Heritage Village Park and is envisioned as a 
the key gateway area of the park to include parking lots, 
picnic patios, playground area, splash pad, picnic shelter 
and multi-purpose building. This plan recommends 
the park plan be amended, shifting these active uses to 
the north of 65th Street, making way for a mixed use 
redevelopment south of 65th Street. The envisioned 
redevelopment includes a mix of stacked housing 
(apartment/condos), street level commercial uses 
(retail or services) and townhomes or rowhouse type 
units. Key City and/or developer actions associated with 
this project include:

 Acquisition and assembly of land including 
relocation as necessary (approximately 4 separate 
landowners and two businesses)

 Environmental review to determine any soil 
remediation needed for proposed development

 Site plan and re-platting

 Investigation and implementation of railroad 
crossing improvements and quite zone 
implementation

 Amendment to Heritage Village Park Plan

33
INVER GROVE HEIGHTS  

CONCORD BOULEVARD NEIGHBORHOOD PLAN 

PREFERRED
MASTER PLAN



The node on the northwest quadrant of 68th and 
Concord Boulevard includes a mix of single family 
homes and vacant lots. Some of these parcels are 
already owned by the City of Inver Grove Heights, 
acquired over the years to remove problem properties. 
Some of the homes sit on deep lots, which when 
combined create a feasible re-development project. This 
project will require the assembly of remaining parcels, 
re-platting and detailed site design. The project could 
then be marketed for a higher density housing project 
(owner or renter occupied) or a mixed use project with 

This project includes redevelopment of the single family 
homes on the west side of Concord Boulevard between 
Upper 61st Street to Dawn Way. A number of these 
properties have been rumored to be available for sale 
and could be acquired over time to provide a reasonable 
sized development parcel. This project presents an 
opportunity to eliminate individual driveway access 
points, to enhance the street front of Concord and to 
intensify the density of the area further supporting 
commercial and recreational uses in the district. The 
project would require acquisition of single family 
homes.   Due to the number of homes to acquire, this 
project may be a longer term project.

The triangle of industrial and single family homes 
south of the intersection of Dickman Trail and Concord 
Boulevard presents an economic development 
opportunity. Redevelopment of the site would 

utilize available land and infrastructure resources.  
Extension of this concept further to the south to include 
areas currently used for outside storage and salvage 
should be explored as part of master planning this 

project area. Redevelopment of this area will include 
master planning, site acquisition, utility extensions, 
environmental investigation and clean-up and re-
platting. 

The site between Upper 61st Path and Delilah Ave on 

is occupied by a refuse hauler, a sandblasting operation 
and an auto repair business. Redevelopment of the site 
will make for better use of the land and infrastructure.  
City and /or developer actions that would be required 
for this project would include acquisition and relocation 
of existing businesses, environmental investigation and 
remediation, re-platting and site design. 

This project refers to the commercial users north of 
Upper 61st Path on the east side of Concord. The project 
area is represented by three separate property owners. 
Redevelopment of these areas could occur as a whole or 
separately on an individual basis. It would not require 
assembly of all the properties in order to proceed. The 
City’s role in this project may best be suited to acting as 
a facilitator while working in close collaboration with 
the property owners so that when properties come up 
for sale, the City can help in securing the right user for 
redeveloping the site.
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Several factors are important to successfully realize 
the vision established by Inver Grove Heights for the 
Concord Neighborhood. These factors are important 
regardless of the actual form and timing of future 
redevelopment.

Redevelopment is not an easy task. Staying committed 
to the vision in this plan will take patience. The plan 
will not result in sweeping change overnight. Rather, the 

create incremental change, bringing Concord Boulevard 
closer to the vision established in the plan. This step-
by-step approach is realistic and breaks the effort down 
into manageable projects, but it demands patience 
from stakeholders. It also means that the City of Inver 
Grove Heights and local stakeholders must be willing 
to actively promote investments and development that 
work toward the vision while deterring or redirecting 
development that does not meet the plan’s objectives. 
Not all of these decisions will be easy, but they are 
necessary.

To date, the City of Inver Grove Heights has not had 
a lot of experience with redevelopment projects to 
the scale of the Concord Neighborhood. A key step in 

the City wants to take in redevelopment. As noted in 
chapter 4 of this plan the City can play many different 
roles in the redevelopment process. Different roles 

tax abatement, or bonding or establishing targeted 
programs for housing improvement, business 
development or improvement, rental housing 
inspections or code enforcement. Providing clarity 
to what role the City will play will provide for a more 

Implementing the Concord Boulevard Neighborhood 
Plan requires careful investment of public funds. It 
also requires a commitment and partnership from the 
private sector, both those who own land, businesses 
or homes in the project area and those who seek to 
invest in redevelopment. Change will not occur in 

sound investment plan. Acquisition of lands, relocation 
of buildings, environmental cleanup and public 
improvements must be afforded by the value created 
through new development. Subsidies will be required, 
but should be carefully considered relative to the 
short term improvement and the long term return on 
investment. The plan seeks to provide a balance of 
public investment in the neighborhood and the creation 
of a more robust economic environment along the 
corridor. 

The reality facing Concord Boulevard, like most 
neighborhoods across the country, is one of limited 
budgets and investment. Because there are limited 
funds, expenditures must be weighed and prioritized 
based on the change they can create or stimulate in 
the neighborhood. Neither public nor private sources 
of funding will be able to take on all of the projects 
immediately. Each expenditure should build the 
momentum of change in the neighborhood and make 
the next investment an easier and more obvious choice. 

Redevelopment requires multiple parties to be willing 
to enter into a transaction. A property owner who is 
not interested in development, must be willing to sell 
property for a fair and reasonable price.  In order for a 
development project to be proposed, a property owner 
or prospective buyer must be willing to buy a property 
and assist with relocating of existing uses if needed. The 
transaction requires both parties to make a deal. Absent 
either, redevelopment does not occur.
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Redevelopment is a tricky and often challenging 
process. It requires specialized skills, patience, the 

many different players who have many different roles. 
The City should begin to explore what its role should 
be through its Economic Development Authority. This 
city board has the statutory tools to help facilitate 
redevelopment if the City chooses to implement them. 
The role the City can plan may vary greatly from being 
an active development partner to being more of a 
broker and facilitator. 

The City has available a number of statutory 
redevelopment tools that can be used to leverage private 
investment and to facilitate redevelopment. These 

special assessments, park dedication, environmental 
clean-up funds and special service districts to name 
the most typical tolls. The City also has the ability to 
establish targeted business development loans or grants 
or housing improvement programs through its EDA. 
All of these programs in various capacities can be used 
to further the vision established in this plan. The right 

based on each projects individual needs.

The Concord Boulevard Neighborhood Plan update 

the study is to prepare a market strategy that will 
identify the market demand for various uses within 
the corridor. This market strategy will help identify 
which projects are best positioned to redevelop in the 
near term, intermediate term and more long term. 
Furthermore the market study will validate the vision 
plan, establish market strategies for implementing the 

market simply may not perform as intended or desired 
in the master plan. Phase two of the study will also 
include a more detailed site planning exercise that will 
establish desired building and site circulation patterns, 

pedestrian and public realm improvements and desired 
design character for selected redevelopment projects. 

The responsibility for guiding the implementation of 
this master plan lies primarily with the City Council and 
the EDA.  The Council and EDA will provide direction 
to City Staff and consultants in carrying out the day to 
day actions. The Council and EDA will also authorize 

steps for the Council and EDA include: 

1.  Embrace the vision plan as a guiding document.

2.  Initiate Phase II of this study – market study 
and detailed site planning/design guidelines for 
priority sites.

3.  Revise the vision plan if needed based on Phase II 
study.

4.  Collaborate with the Planning Commission to 
amend the Comprehensive Plan with the Phase II 
Study.

5.  
based on plan.

6.  Collaborate with the Park and Recreation 
Commission in amending the Heritage Village 

redevelopment.)

7.  Establish detailed plans for public improvements 
(gateway improvements, stormwater, rail crossing 

system) – seek collaborative partnerships with 

carrying out improvements.

8.  Prioritize redevelopment projects and develop 
detailed implementation steps.
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