South St. Paul

EDA WORKSESSION AGENDA
SSP City Hall
125 3rd Avenue North
Monday, February 26, 2018
6:30 p.m.
AGENDA:
1. 121 Hardman Court – Development Interest
2. Progress Plus Update
3. 103 Concord Exchange North – Development Potential/Diligence

EDA Worksession Report
Date: February 26, 2018
EDA Executive Director: _________
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Agenda Item: 121 Hardman Court – Development Interest
Overview:
The EDA owns vacant land at 121 Hardman Ct., a roughly 2 acre parcel zoned for industrial use and
located directly south of the Rogosheske Law Office/north of S&S Tree Service. Representatives of
State Storage Group have contacted EDA staff with interest in acquiring the property for the
development of their “flagship” Twin Cities location. The driver of their proposed facility would be a 3story, climate controlled storage facility, as well as administrative and office functions for their
growing, national storage line. It is anticipated that the building itself would have a total square footage
of approximately 50,000 to 60,000 square feet; SSG suspects that as much as 85% of that space would
be the storage component. SSG represents that approximately 15 - 20 of their staff would be officed at
the location, and the facility would include physical conference/meeting space, multimedia technology
space, and an at this point generally-defined “innovation center” that they envision serving the broader
community to encourage creativity and entrepreneurship. Representatives will be in attendance at the
meeting to provide further character and color to their concept.
Currently, the zoning ordinance isn’t entirely clear about how this use would be considered. The current
Industrial District lists “ministorage” as allowed only as an accessory use to a permitted or conditional
primary use and indoor, climate-controlled storage is not particularly referenced. As the EDA may
recall, the City Planner has preliminarily proposed an I-1 Zoning District, which would appear to allow
the storage component as a conditional use.
In the past 15 months, staff has discussed this site with a handful of prospective businesses and
developers, and while none of those discussions have moved forward, the combination of jobs proposed
by this use and estimated tax base anticipated by this use would surpass the other concepts that we’ve
discussed, which have included: warehouse space for existing BridgePoint-area businesses (one of
which is still interested/looking but not in need of 20,000 SF, which would be the minimum required by
ordinance, one of which chose to reinvest in their existing site), a small-volume specialty food
manufacturer (ultimately settled on a site in a different community), spec office/warehouse (didn’t want
to build 20,000 SF), and an independent contractor (didn’t want to build 20,000 SF). While the
proposed concept might be a bit “out of the box”, staff would suggest there are some very interesting
elements to SSG’s proposal that we should discuss and consider in the context of the EDA’s objectives
for the site specifically and for the community at large. I look forward to Monday’s discussion.
Funding Sources and other fiscal considerations:
A future meeting may include review of a Purchase and Development Agreement.
Attachments:
Orientation Map
EDAB Meeting Notes – 1/16/2018
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PARCEL SIZE (Approx.): 105,800 SF (2.4 Acres),
DIMENSIONS (Approx.): 325’ x 330’
ZONING: Industrial (I)
DETAIL AREA

Rogosheske
Law
Cobra
Transportation

AFSCME

S&S Tree
Service

Basemap Courtesy of Dakota County GIS
Information accurate as of February 2018

ECONOMIC DEVELOPMENT ADVISORY BOARD
MEETING NOTES
January 16, 2018

Members Present:

Steve Doody, Kelton Glewwe, Chad Schlemmer, Christa Seaberg and Dan
Schadegg

Ex-Officio Members: Jennifer Gale
Absent:

Amy Pigee, Mary Dunn and Ex-Officio Member Dr. Dave Webb

Staff Present:

Ryan Garcia, Economic Development Manager and Edie Kleinboehl

Guests:

Dave Heil, Andrew DiPilato and Shaz Khan of State Storage Group

1.

The meeting was called to order by Chair Doody at 8:02 A.M.

2.

State Storage Group Presentation

Ryan reported State Storage expressed interest in the EDA-owned property at 121 Hardman Court for a
3-story climate controlled storage facility with administrative offices. It was noted mini storage is not
permitted as a principal use; however, is allowed as an accessory use in the Industrial zoning district.
The parcel was surcharged for a 20,000 s.f. building footprint. Mr. Garcia stated the guests are seeking
EDAB feedback prior to presenting their proposal to the EDA.
The State Storage Group guests introduced themselves and provided information regarding their
backgrounds. Dave Heil stated the vision is to use the 60,000 s.f. facility as a centralized hub for
multiple locations in five states adding storage facilities are a sustainable business. The business
employs 15-20 with expected hours of operation from 6:00 AM-9:00 PM.
An additional component includes a collaborative business space (innovation lab) for aspiring
entrepreneurs and a media area for business owners wishing to blog or host podcasts. The group
believes business space fills a void in South St. Paul and stated their interest in partnering with the
School District to provide direct technology exposure to assist students with career readiness, skills
development and entrepreneurship initiatives.
Discussion ensued regarding the ratio of storage vs. the innovation lab and how the space will be
configured. Mr. Heil stated a majority of space (approximately 85%) will consist of storage although
exact ratio has yet to be determined adding the group is open to collaborating on the matter. Discussion

ensued regarding whether the use meets the zoning ordinance, security, traffic/parking and architectural
standards.
EDAB members supported the concept noting both storage and the innovation lab fills a niche in the
market, however, requested the group further address security and what State Storage Group brings to
the business park for their presentation to the EDA.
3.

2018 Meeting Schedule and Topic Ideas

Discussion ensued regarding the current meeting schedule and whether it is necessary to meet monthly.
It was the consensus that the day and time worked for those in attendance; however, the EDAB adjust
the schedule to meet every other month on the 3rd Tuesday at 8:00 AM. In the event a matter arises that
requires EDAB consideration a meeting will be scheduled. The next meeting is Tuesday, March 20,
2018.
EDAB members were asked to review the Economic Development Strategy and bring three focus areas
to discuss at future EDAB meetings.
4.

2018 Website Update

Mr. Garcia reported Economic Development content has been compiled in preparation for the City’s
website update. Members were asked to assist by submitting photos, testimonials or success stories of
their business in addition to getting the word out to other businesses that may have an interest in being
featured.
5.

Project Update

Mr. Garcia provided the following update:
•
•
•
•
•
•
•

6.

161 Concord Exchange North (Master Properties Apartment Project) – EDA approved TIF
agreement.
820 Southview Blvd. (Frankot Properties/Allstate Insurance) – Closing scheduled for March 1,
2018.
464 Concord Exchange South (Kaposia Club) – Planning Commission review in March. Dan
Schadegg reported an April groundbreaking with completion by year end.
930 Southview Blvd. (MidWest One Bank) – New bank facility nearing completion. Inquiries
regarding the existing building are being filtered to MidWest One.
425 Concord Street South (Rihm-Kenworth) – Signage erected, weeks away from occupancy.
201 Armour Avenue (Sojos) – Equipment being moved in, office space staffed.
740 Concord Street (Walser) – Council will review the CUP and sign variance requests on
January 16th.
Chair Doody declared the meeting adjourned at 9:12 A.M.

January 16, 2018
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Report: February, 2018
Economic Development Activities
Events/meetings:
•
•
•
•
•
•
•
•

Continued scheduled staff meetings with ED staff.
Made several attempts to schedule a meeting with Laurie Crowe to learn about their increased
marketing efforts and how Progress Plus can help.
Scheduled a State of the County Address on April 4 at Southview Country Club
Met with the Vikings about their facility opening in March.
Met with Ryan Rother, management for Arbor Pointe Center about lease comparisons and
possible tenant ideas.
Continued meeting with TriDistrict on local career paths to strengthen economic development.
Met with Jon Holm to outline the new format of the MNCAR Exchange database replacing
Xcelligent.
Met with Tony Schertler of the Dakota County CDA on county development plans and priorities
within South St. Paul and Inver Grove Heights.

Marketing:
•

Promoted on social media, the blog and the Weekly Update sections (example):

Langer Real Estate Has This Great Land/Redevelopment Opportunity
For Sale!
Inver Grove Heights Land 25+ Acres
• Low density residential development opportunity in
IGH
• Beautiful rolling land includes City/County road
extension plans
• The site is adjacent to Harmon Park nature area
• Part of the NW area expansion of Water and Sewer
• Pricing is UNDER $50,000 per acre, a great long term
hold opportunity
• Existing homestead (4BR) part of 60 year family hobby
farm

Grow Minnesota:
•

Met with:
1. Wipaire Inc., SSP/IGH
2. Lash Envy, IGH
3. Superior Landscape, SSP
4. Cherokee Mfg., SSP
5. Cobra Transportation, SSP
6. Inver Hills Community College, IGH
7. Youth Service Bureau, Woodbury
8. Metzen Realty, SSP
9. One Main Financial, Mendota Heights
10. Waterous Co. SSP
11. Vermillion Bank, IGH

Assisted:
• Continued to work with Sassy Pecan on their revised business plan.
• Working with John Young from Paramount to highlight their property listings.
• Worked on the proposed McGough multi housing development with area residents.
Planning:
• Planning purposeful marketing concepts for 2018 and seeking input from city staff to complete
the workplan.

EDA Worksession Report
Date: February 26, 2018
EDA Executive Director: _________
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Agenda Item: 103 Concord Exchange North – Development Potential/Diligence
Overview:
The property located at 103 Concord Exchange North – commonly known as the “Hitching Post”
motorsports shop – has been vacant for the better part of six months. The roughly ½ acre property is
improved with a roughly 12,000 square foot concrete block building that was constructed in the late1940s and appears to be in fair to below average physical condition. Dakota County property records
indicate a total estimated market value of $534,300 for the building and land, with about 65% of that
estimated value attributable to the building. The property has been marketed for sale for over a year,
and is currently being listed through Greystone Commercial Properties as a retail/showroom
opportunity at $600,000.
In recent months, staff has responded to general inquiries about potential uses of the property –
specifically auto sales and service and contractors shops and yards – that would fail to conform to the
City’s Concord Gateway Mixed-Use (CGMU) Zoning District. As a reminder, CGMU zoning is
intended “to provide an area for compact, mixed-use development…” and includes standards that intend
“to implement and effectuate the principles and relationships established in the city's Concord Gateway
Framework Plan”. To this end, staff has actively reached out to a number of Commercial and MixedUse developers with experience in similar Metro Area contexts to attempt to generate interest in
redevelopment of the property. To date, however, no viable and interested prospects have emerged.
It is staff’s opinion that successful mixed-use redevelopment of this property is critical to fully realizing
the Concord Gateway Framework Plan. More specifically and immediately, the multi-phased
redevelopment vision we’ve discussed with Master Properties and DRS Investment (developers of the
161 Concord Exchange property) just north of this property will no doubt be impacted by what happens
with this property. Persistent vacancy and/or incompatible development (such as a car lot or contractor
yard) would seem to be a detriment to those prospects, and thus we should identify any opportunities
we can leverage to facilitate a compatible and progressive redevelopment of the site.
To date, we have held off on engaging the listing agent for this property with anything more than
interest in “what they’re hearing”. At Monday’s meeting, we hope to gauge the EDA’s interest in
playing an active role in this site’s redevelopment. If the EDA identifies this site as an opportunity
worthy of pursuit, we’d suggest approaching the seller to learn just how motivated to sell they are, and
potentially entertaining an EDA-led effort to conduct due diligence on the property and potential
purchase considerations. It is anticipated that if the EDA agrees to this early engagement, more formal
considerations and arrangements would be presented for EDA response and action at a future meeting.
In essence, what we’re hoping to do is conduct a Phase I and (if necessary) Phase II environmental
assessment of the property, and continue to engage private developers in the opportunity of this
property. My feeling is that, in order to compel redevelopment that is consistent with the nature and
quality of use that we’re hoping for at this site, some practical or potentially even financial City
participation will be expected by the development community. At this stage, I feel we don’t know
enough about the seller’s position and intent, nor have we enough of a sense of the development interest
in this site, to clearly identify whether and to what extent that would be necessary or appropriate for this
prospect. Having said that, I hope that by taking some early steps, we can re-approach the EDA very
soon to fill in some of these blanks.

Funding Sources and other fiscal considerations:
If an application is successful, the Minnesota Pollution Control Agency’s Targeted Brownfield
Assessment Program will fully fund communities undertaking Phase I and Phase II environmental
assessments for redevelopment purposes. Staff is not proposing any additional actions/activities at this
time, and will re-assess and revisit this prospect at a future EDA meeting.
Attachments:
Orientation Map
Listing Flyer
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PARCEL SIZE (Approx.): 105,800 SF (0.5 Acres)
BUILDING SIZE (Approx.): 16,000 SF
LOT DIMENSIONS (Approx.): 325’ x 330’
ZONING: Concord Gateway Mixed Use (CGMU-1)
DETAIL AREA

Subway

Master/DRS
67-Unit Apt.

Quality
Auto

103 Concord Exchange N.

VFW Post
295

City-controlled property

Basemap Courtesy of Dakota County GIS
Information accurate as of February 2018

650 Brakke Drive, Suite 102
Hudson, WI 54016
Website: www.greystone-commercial.com
Email: klacasse@greystone-commercial.com

For Sale

GREAT
LOCATI
ON

$600,000
Retail/Showroom/Service

• Well Established Retail
Location
• Excellent Opportunity for
Retail Sales/Service
• 10,879 SF Main Level
• 1,776 SF Upper Level
• 400 Amp Service
• Ample Parking

103 Concord Exchange North
South St. Paul, MN

For more information contact:
Kevin J. LaCasse
651.430.2024 office
651.216.4858 mobile
651.430.2480 fax

klacasse@greystone-commercial.com
The information contained herein has been provided by the property owner or obtained from sources deemed reliable. Although the information is
believed to be accurate, it is not guaranteed. The property is subject to price change, prior sale or lease and withdrawal from the market, without notice. Buyer is
responsible to conduct its own due diligence, as this offering contains no representations or warranties.

For Sale
103 Concord Exchange North
South St. Paul, MN
Site Information:
Property Type:
Availability:
Terms:
Sale Price:
RE Tax:
Land Data:
Square Feet:
Dimensions:
Zoning:
Topo:
Easements:
Building Data:
Year Built:
Main Floor SF:
Upper SF:
Total SF:
Construction:
Floors:
Utilities:
HVAC:

Commercial
TBD
Cash or Terms Acceptable to Seller
$600,000
$16,273.28 (2017)
15,682
115’ x 136’
CGMU1, Concord Gateway Mixed Use
District 1
Site rises up from Concord Exchange
to the foot of the bluff
Typical Utility & Roadway
1947with updates
10,879
1,776
12,656
Concrete Block
Two (2)
City Sewer/Water, Public Electricity & Phone
Central & roof mounted system heat & cool.
Warehouse & shop have suspended unit
heaters.

**All square footages are assumed to be approximate**

For more information contact:
Kevin J. LaCasse
651.430.2024 office
651.216.4858 mobile
651.430.2480 fax

klacasse@greystone-commercial.com

The information contained herein has been provided by the property owner or obtained from sources deemed reliable. Although the information is
believed to be accurate, it is not guaranteed. The property is subject to price change, prior sale or lease and withdrawal from the market, without notice. Buyer is
responsible to conduct its own due diligence, as this offering contains no representations or warranties.

