South St. Paul

EDA WORKSESSION AGENDA
SSP City Hall
125 3rd Avenue North
Monday, April 9, 2018
6:30 p.m.

AGENDA:
1. Concord TIF “Priorities” Update
2. Concord Street Retaining Wall Update
3. 411 Farwell – HRA-owned Property Update
4. 161 Concord Exchange North – Easement

EDA Worksession Report
Date: April 9, 2018
EDA Executive Director: _________

1

Agenda Item: Concord Street #2 Tax Increment Finance District (TIF) Update
Overview:
The Concord Street Tax Increment Finance (TIF) District No. 2 was created by special state legislation
in 2009 to effectively “extend” the life and redevelopment objectives of the Concord Street Tax
Increment Financing District and Redevelopment Plan for the Concord Street Redevelopment Project
Area, which were first established in August 1969. The TIF District (the area from which property tax
increments over the “base amount” are collected and diverted to a TIF account for redevelopment
purposes) is particularly large, containing over 500 tax parcels and roughly 450 acres in total land area.
The Concord Street Redevelopment Project Area (the area where Tax Increment can be utilized for
redevelopment purposes) encompasses the entire Concord Street corridor from the City’s southern to
northern boundary, essentially from the top of the bluff to the River.
In addition to its exceptionally broad geographic scope, the TIF District also has a uniquely broad range
of eligible project costs, with the Project Plan identifying the following as eligible uses of funds:
•
•
•
•
•
•
•
•
•

Land/Building Acquisition/Demolition
Site Improvements/Preparation/Remediation
Public Utilities
Public Parking Facilities
Rehabilitation and Improvement Loans and Grants
Payment to the County
Streets and Sidewalks
Interest
Administrative Costs

As the EDA may recall from the TIF Management Plan prepared by Ehlers in Spring 2017, this District
must decertify no later than December 31, 2024. Between now and then, the District is projected to
generate $1,335,000 in annual increment, or approximately $9.3 million total. As of 12/31/2017, the
District was estimated to have a balance of approximately $2.68 million. So, for the remainder of its
“life”, we estimate that the District could potentially cover eligible costs of just under $12 million.
The District continues to have ongoing payment obligations, including bond payments, payments to the
county, property maintenance/holding costs, special assessments, and administration, which are
relatively “fixed” at about $600,000 per year ($4.2 million over the life of the district). In 2017 and
2018, the EDA has turned to TIF for other important project costs, as noted below:
•
•
•
•
•

Up to $1.83 million in assistance (2018 – 2024) for acquisition and redevelopment of 161
Concord Exchange North - $830,000 of which is committed in 2018;
Concord Exchange Streetscape Design – Estimated at $50,000 for the design project in 2018;
$300,000 in 2018 for levee projects adjacent to the business park;
Approximately $200,000 for study, design, and construction of retaining wall at 456 Concord
Exchange South in 2018, for recently approved private restaurant development project;
Approximately $150,000 for analysis and planning of the MCES property at 630 Verderosa.

In total, these projects – identified when we first discussed TIF Priorities in November 2017 – amount
to as much as $2.5 million in project costs between 2018 – 2024, with $1.5 million anticipated to be
leveraged in 2018. Added to the “booked” obligations noted in the previous paragraph, we have
effectively committed to approximately $6.8 million in improvements within the District through 2024.
Thus, we estimate that there will be – over time – approximately $5 million in TIF that could be
targeted towards eligible project costs in the district through 2024. The “time” factor is especially
important to note here, as the aforementioned obligations reduce the overall fund balance (think of it
loosely as “cash in hand”) that we’ll have the ability to access starting this year.
As discussed in November 2017, Staff’s position is that the rehabilitation of the Concord Exchange
should be the top priority TIF project. At this time, we are unable to accurately define what this project
costs; the RFP we issued this spring is intended to result in the design recommendations and cost
estimate for the project. However, as a “budget number”, staff feels that $5 million is a reasonable
estimate for the reconstruction of this approximately 1-mile long corridor. While we would intend to
pursue grant funding to assist in the project, given the already booked obligations in the district we
anticipate that available fund balance to complete this project would not be sufficient until sometime
between 2022 – 2024. Under this assumption, it would be prudent to refrain from committing to
significant additional expenditures in the District, at least until we have a better understanding of what
the Concord Exchange reconstruction project will cost.
Funding Sources and other fiscal considerations:
It is important to note that much of this analysis relies on projections of future revenue to the TIF,
which may increase in future years (or, although less likely, decrease). The two most probable sources
of increased revenue would be an increase in the taxable values within the TIF, and sales of land that
are currently owned by the EDA/City. We anticipate that recent improvements such as Rihm Kenworth
(425 Concord St. S.) and Cobra Transportation (235 Hardman Ave. S.) will boost the TIF revenues by
Pay 2020, and approved projects at 161 Concord Exchange North and 456 Concord Exchange South
(Kaposia Club) will continue to nudge revenues positively for the next several years. In addition, the
EDA owns several vacant properties within the District that could fund additional revenue not only
through sales proceeds, but also through increased taxable property and ultimately tax revenues.
Attachments:
Concord TIF Map
Concord TIF Balance Sheet (Projected)
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Prepared 3/29/18 by MCP
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Agenda Item: Concord Exchange Retaining Walls
Overview:
As discussed at the March 26 EDA work session, we have conducted an analysis of existing retaining
wall sections owned by the EDA along the west side of Concord Exchange. Staff presented a
recommendation that the EDA move forward with the construction of an approximately 550 foot
section of new wall including and immediately south of the proposed Kaposia Club restaurant,
essentially to run N-S from DeLacy Auto to Al’s Corral. At that meeting, the Authority requested
additional diligence and analysis on the potential of constructing a new retaining wall for a length of
approximately 1,100 feet, generally between DeLacy Automotive (528 Concord Exchange South) and
Certified Auto & Light Truck Repair (332 Concord Exchange South). While the EDA owns most of the
property along this stretch, it is not continuous – Al’s Corral (440 Concord Street South) is privately
owned and situated generally in the middle of two EDA-owned tracts. A significant portion of the
southern parcel (456 Concord Exchange South) is subject to a purchase and development agreement
with Kaposia Club LLC. The Developer has conditioned closing on the property to the EDA agreeing to
replace the retaining wall along the base of the bluff.
A retaining wall study we completed earlier this year identifies an estimated combined cost of retaining
wall construction for the two EDA-owned properties (north and south of Al’s Corral) of $440,597 for
the cumulative length of 925 feet. While we did not access nor analyze the Al’s Corral property, a
visual assessment indicates that the existing timber wall on this property is in a similarly poor condition
to the wood walls present on the proposed Kaposia Club property. Based on an average per linear foot
cost observed at Veterans Memorial Parkway (similar in height to what would likely be proposed at the
Al’s Site), staff estimates that replacement of the Al’s Corral retaining wall (approximately 140 feet in
length) with the same style wall proposed for the EDA-owned sites would cost approximately $80,000.
Wall
(A) 456 Concord Exchange S.
(B) 430 Concord Exchange S.
(C) 440 Concord Exchange S.
(Al’s Corral)
Total

Expected Life
Failed – no imminent danger (~ 10 years)
15-25 years
Not assessed; appears to be deteriorated

Length (ft) Cost ($)
550
$187,114
375
$253,483
140
$80,000
(est.)
1,065
$520,597

In addition to the monetary cost of adding the “B” and “C” segments to Staff’s proposed 2018 project,
Staff believes that the EDA would be premature in replacing the retaining wall on the properties
situated to the north of the proposed Kaposia Club at this time. We have engaged the private property
owner at Al’s Corral, and they have expressed no interest in investing in a new retaining wall for their
property. As to the property that we currently own north of Al’s Corral, the EDA should note that
although the wall is distressed and deteriorated in multiple locations, it is believed to pose no threat to
the public and estimated to have 15 to 25 years of useful life ahead of it. We are confident that we can
attract redevelopment to this site well within that time period, in spite of the fact that the retaining wall
will not “match” the improvement we’re proposing at the Kaposia Club site. It is not likely that the
investment of $250,000 in a retaining wall on this site will return in purchase price for the property at
this or any time in the future, so we’d effectively be pre-emptively absorbing a cost that the next
developer may not expect us to absorb. There is also the possibility that a wall location that we choose
at this time somehow inhibits the future creativity in site design that a future developer may have for

this site. All in all, Staff stands by its original recommendation: construct a retaining wall on the
property lying between DeLacy and Al’s Corrall in coordination with the Kaposia Club development,
and work with the City Planner and City Engineer to integrate retaining wall standards into the
development standards found in the Concord Gateway Mixed-Use Zoning District. At this time, we do
not believe it’s in the EDA’s best interests to attempt to expand the scope of these improvements to
adjacent privately-owned property or beyond.
Funding Sources and other fiscal considerations:
The Engineer’s Estimate of Costs for the “Wall A” segment is $187,114. The proposed retaining wall
replacements are considered site work/site improvements and as such are eligible expenditures within
the Project Plan for the Concord TIF. The Concord TIF fund has sufficient fund balance to undertake
this project in 2018. The City’s Engineering Department is preparing to publicly bid the project in May
2018.
Staff estimates that the additional segments to the north would add approximately $335,000 to the cost.
While the Concord TIF would have sufficient funds to construct these improvements, staff suggests that
these improvements should be coordinated with the active redevelopment of those sites, which is not
currently being considered by a private developer.
Attachments:
Orientation Maps

BLUFF STABILIZATION/RETAINING WALL ISSUES
SOUTH ST. PAUL EDA-OWNED SITES

N
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Agenda Item: 411 Farwell Avenue – Update
Overview:
As we relayed at the March 26, 2018 EDA work session the occupants of the building at 411 Farwell
Avenue (Sportsman’s Guide) have utilized a portion of public property (the remnant right-of-way for
the former alignment of private Armour Avenue) for surface parking, truck loading and docking, and
building infrastructure for a number of years. Research has failed to indicate that the HRA/City and the
occupant or owner had a formal agreement to do so. At the March 26 work session, staff presented a
number of alternative approaches for EDA consideration, and recommended exploring a long-term
lease with the owner.
Through further discussion with the prospective buyer of the property and in consultation with other
City Staff, we have determined that a quit-claim sale of the property to the buyer is preferable for all
parties involved. While Staff initially expressed a desire to retain some “protection” or leverage related
to future uses at the 411 Farwell property, we believe that these concerns are adequately – and more
appropriately – addressed through the City’s existing land use controls in the zoning and building
codes. Additionally, if we choose to move forward with deeding the property to the buyer, we have the
opportunity to record with the property restrictions on use of the property. The buyer is comfortable
with recording restrictions that would essentially limit the use and improvement to the property to
parking, access, and loading (consistent with what’s been occurring there for the past 25 years). The
City does not envision a scenario where this parcel of land will be needed for future public
infrastructure or roadway improvements, thus its future “public purpose” is limited.
Since the property is owned by the HRA, the HRA will be required to hold a public hearing on the sale
of the property to the buyer. We are requesting the EDA’s authorization to move forward with the
preparation of necessary documentation to accomplish the property sale, and intend to schedule a public
hearing on this sale on the evening of May 7 (regularly scheduled EDA/Council meeting night).
Funding Sources and other fiscal considerations:
The property is located within the Concord Street No. 2 Tax Increment Finance District, thus proceeds
from the sale are required to fund the District.
Attachments:
Site Map
Right-of-Way Map No. 1

411 FARWELL AVENUE –
POTENTIAL CONVEYANCE
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Agenda Item: 161 Concord Exchange North - Easement
Overview:
As the EDA may recall, the proposed renovation of the building at 161 Concord Exchange North
includes a lower-level structured parking garage which is accessed off of Concord Exchange North (an
image is included in the packet). Technically, this access point abuts property owned by the EDA, and
access to the building’s parking garage is not possible without significant site modifications unless one
crosses that portion of EDA-owned property. Although the 161 Concord Exchange property does have
the benefit of a long-term parking lease for the surface parking lots around the building, a search of
historical records did not indicate that they technically have the ongoing right to cross this portion of
EDA-owned property for vehicular garage access.
The Developer has prepared the draft cross-access easement for review and approval by the EDA. We
have shared this draft with the City Attorney, and suggest the following minor modifications:
•
•

Rather than grant a perpetual easement, provide that the easement only survives for as long as
the roughly 70,000 square foot building constructed in 1974 remains permitted and occupied for
use as a residential structure;
Limit the type of vehicular access to passenger-class vehicles, motorcycles/mopeds, bicycles.

If the EDA is agreeable to Staff continuing to refine the easement but generally supportive of the
concept, we suggest bringing the easement to a future meeting of the EDA for formal approval.
Funding Sources and other fiscal considerations:
Given the nature of the existing parking lease and mutual agreement between the developer and EDA to
work towards redevelopment of property surrounding 161 Concord Exchange N., Staff is not proposing
any financial consideration or payment for the easement rights.
Attachments:
Orientation/Property Ownership Map
Draft Easement
Street View – Proposed Easement Area

DRS Investment (private)
EDA
City
HRA (9/2017 resolution to convey to City?)
HRA (4/2017 resolution to convey to EDA?)
Proposed Easement Area (approximate)
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Exhibit ____

SHEET
1 OF 2

Depiction of Access Easement

PROJ. NO.
MPM17001

Easment Description:
An access easement over and across that part of Block 3, Stockyards Rearrangement
of Blocks 1 - 12, inclusive, of South St. Paul, according to the recorded plat, Dakota
County, Minnesota, described as follows:
Commencing at the most northerly corner of said Block 3; thence South 19
degrees 14 minutes 40 seconds East, assumed bearing along the northeasterly
line of said Block 3, a distance of 295.06 feet to the POINT OF BEGINNING of
the access easement to be described; thence South 70 degrees 45 minutes 20
seconds West a distance of 45.00 feet; thence South 19 degrees 14 minutes 40
seconds East a distance of 75.00 feet; thence North 70 degrees 45 minutes 20
seconds East a distance of 45.00 feet to the northeasterly line of said Block 3;
thence North 19 degrees 14 minutes 40 seconds West along said northeasterly
line a distance 75.00 feet to the POINT OF BEGINNING.

DENOTES ACCESS EASEMENT
AREA ON SHEET 1 OF 2

Suite #1
6750 Stillwater Blvd. N.
Stillwater, MN 55082
Phone 651.275.8969
Fax 651.275.8976
dan@
cssurvey
.net

CORNERSTONE
LAND SURVEYING, INC.

Exhibit ____

SHEET
2 OF 2

Description of Access Easement

PROJ. NO.
X
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Street View – Proposed Easement Area

