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Scope
The South Concord Redevelopment Transportation Plan identifies options to serve the property in South
St. Paul south of I-494 and east of Concord Street shown on Figure 1. The purpose of the Transportation
Plan is to identify site access alternatives to serve properties in this area. Two road alignment concepts
are shown which will provide redevelopment opportunities. However, one road alignment concept will
likely allow for higher land use and market value than the other. A Land Use Impact Analysis is included
in Appendix A, which estimates land use and market values based on the two alignment concepts.
The redevelopment of existing properties is always a challenge; however the greatest challenge for this
area is providing access to the property east of the Union Pacific main track and the Power Transmission
Line which parallels Union Pacific. The amount of rail traffic on this track is high, therefore is the cost to
construct a separated grade crossing over Union Pacific and below the Power Transmission Line justified
when compared to the opportunities for development? The properties east of the Union Pacific main track
which are challenging are noted below:




Danner, Inc.
Holcim Dakota Bulk Terminal
Gun Club

The Danner, Inc. Property is the property which will likely attract the highest land use and market values
dependent on access. The Danner property includes six (6) parcels noted in Appendix A and summarized
below:
Parcel ID
36-02600-58-012
36-02600-60-030
36-65821-01-070
36-65821-01-140
36-65821-02-140
36-03500-04-020
Total

Property Size (Acres)
11.32
14.48
0.83
1.12
2.25
9.85
39.85 acres

Therefore, for purposes of this Transportation Plan, two concept alignments have been identified. After
further review and based on development proposals that are submitted, other alignment options may be
considered
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Existing Site Features
The existing site features are shown on Figure 2, and are described in greater detail below:


Union Pacific (UP) Main Track and Spur extended north paralleling Hardman Avenue. The UP main
track includes two (2) at-grade crossings with Hardman Avenue.



Power Transmission Line paralleling the UP Main Track abutting the Danner Property.



Hardman Avenue South and Richmond Street East are Municipal State Aid (MSA) streets. The City of
South of St. Paul is presently under contract to make improvements to both roadways in 2013. Local
Road Improvement Funds and MSA Funds are being used to finance the project.



The Mississippi River Trail Bikeway (MRT) exists on the south and east property line of the Danner
Property.



Metropolitan Council Environmental Services (MCES) owns property north of the Danner site while
Dakota Bulk Terminal owns property to the south.



The Department of Natural Resources (DNR) boat landing is located adjacent to I-494 north of the
Danner property.



The existing levee/flood wall exists on the north property line of the Danner property. The City is
presently considering extending the levee/flood wall to protect the Danner property and additional
property to the south. The site topo and top elevation of the levee/flood wall is 710 as noted in
Figure 3. The properties shaded in green are not protected by the existing levee/flood wall and are
for the most part are below the 710 contour.
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Site Access Alternatives
The site access alternatives are noted on Figure 4. Seven (7) of the nine (9) access alternatives provide
some form of access to the Danner property and are numbered one (1) through seven (7). Alternative
No. 8 is along Richmond Street and Hardman Avenue and provides access to the Holcim Dakota Bulk
Terminal. Alternative No. 9 has access to the Rod and Gun Club property. All nine alternatives are
described below:


Alternative No. 1: The access is from the north along Verderosa Avenue utilizing the existing
railroad crossing of the UP main track beneath I-494. The access would be extended through the
MCES property and could cross contaminated soil. The access is not direct from I-494 and would
likely function more as a secondary access if warranted in conjunction with the possible acquisition
and redevelopment of the MCES property. This alternative crosses the UP main line at grade due to
the constraints of the existing I-494 bridge structure.

Figure A: Alternative 1
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Alternative No. 2: This alternative would require a complex connection from the existing Hardman
Avenue interchange for access to Danner. The Hardman Avenue South connection with I-494 would
need to be reconfigured to create an elevated extension south to the Danner property over the Union
Pacific Main Track or an at grade crossing. This could potentially replace or be in addition to the
existing Hardman Avenue South intersection depending on the preliminary engineering analysis and
MnDOT requirements. This would likely be a separated (bridge) crossing over the UP main track,
since an additional at-grade crossing would be difficult to obtain from the railroad given the number
of existing at-grade crossings in close proximity. In addition, an at-grade crossing wouldn’t provide a
substantial access improvement in comparison to the existing Hardman Avenue since it would still be
subject to railroad activity. A separated crossing will require the Power Transmission Line to be
adjusted. The configuration of the interchange access will require review with MnDOT to insure there
are no impacts to I-494. MnDOT approval of this concept is not a certainty.

Figure B: Alternatives 2 and 3



Alternative No. 3: This alternative is an access via a new at-grade crossing of the UP main track
directly from Hardman Avenue South to the Danner property. This access would provide a simple
connection but since it creates a new railroad crossing, it is likely that another closure would be
required somewhere else and spacing requirements will need to be reviewed to comply with
acceptable standards. This alternative will likely limit redevelopment potential for the area since it
still leaves the Danner site subject to periodic loss of access when the UP main track is being used
and closes the at-grade crossings. In addition, this alternative leaves in place the existing condition
where traffic moving from one interchange to another must cross the UP main line in two locations
which limits the ability of any of the streets in the South Concord area to function as a frontage road.
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Alternative No. 4: The access provides for a “T” intersection with Hardman Avenue South. The
extension east would provide a new perpendicular crossing with UP main track to the Danner
property while the extension west would provide for a new perpendicular crossing of the railroad
spur. The roadway would continue west serving as a frontage road paralleling/abutting I-494 rightof-way looping back to Schumacher Road.



Alternative No. 5: A Connecting Road (Frontage Road) would be extended south and west
extending to Concord Street opposite the access to I-494. The access to the Danner property would
be provided by an at-grade crossing of UP main track similar to Alternate 4. Other access to the
Danner property could be provided similar to Alternate 6 or 7. The Connecting Road would not cross
the railroad spur perpendicular, therefore a longer railroad crossing would be required extending
north in the city.



Alternative No. 6: A direct connection to Concord Street at I-494 could be extended to the Danner
property similar to Alternate 5 but a separated (bridge) crossing could be provided at the UP main
track and Hardman Avenue South. An at-grade option would also be possible at this location, but
would then need to address the previously mentioned economic development issues with utilizing an
at grade crossing to serve the Danner site. Power line adjustments may be necessary.

Figure C: Alternatives 4, 5 and 6
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Alternative No. 7: Similar to Alternate 6 at Concord Street with the difference being that the
alignment would extend south following Malden Street and include either an at grade or separated
(bridge) crossing at the UP main track and Hardman Avenue South. The connection to the Danner
property would align at the Danner/Dakota Bulk Terminal property line. This alternative would likely
have impacts on both the Hide/Tanning and Cherokee sites. It would not provide a frontage road
connection between the interchanges due to the need for at-grade railroad crossings. Power line
impacts will need to be addressed with the bridge option.

Figure D: Alternative 7



Alternative No. 8: The existing Richmond Street alignment and UP main track crossing would be
utilized. To the extent the existing at-grade crossing would remain or a separated crossing (bridge)
would be constructed could be studied at a later date. The separated crossing versus at-grade would
likely be dictated based on the type of redevelopment being proposed or if another separated
crossing is preferred (e.g. Malden Street (Alternative No. 7)).

Figure E: Alternative 8
Figure E: Alternative 8
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Alternative No. 9: A new at-grade or separated (bridge) crossing of the UP main track would be
provided at Poplar Street East to the SSP Rod and Gun Club property. This alternate is unlikely to
provide access to the Danner property due to the Bulk Terminal present use. However, it does
provide a potential new crossing of the UP main track in the City to serve the SSP Rod and Gun Club
and Dakota Bulk Terminal property if they were to redevelop. The power lines turn eastward north
of the Rod and Gun Club and therefore this bridge option that not be impacted by the power lines.

Figure F: Alternative 9
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Alignment Concepts

Figure G: Alignment Concepts

Each Alternative has its advantages and disadvantages dependent on the extent redevelopment wants to
occur and costs. Therefore for purposes of this plan, two alignment concepts have been identified. The
two concept plans are noted on Figures 5 and 6 and are described below.



Frontage Road Alignment Concept: Figure 5 shows the Frontage Road Alignment Concept and
includes a combination of Alternatives 5 and 7. The Alternative 7 alignment would connect to the
Frontage Road perpendicularly and cross the UP main track at Malden Street. The UP main track
crossing is proposed to be a separated grade crossing (bridge) to provide the greatest flexibility for
the property to the east (Danner, Inc. and Holcim Dakota Bulk Terminal) to redevelop. The Frontage
Road Alignment Concept will provide the greatest opportunity for redevelopment with higher market
values.



Schumacher/Richmond Alignment Concept: Figure 6 shows the Schumacher/Richmond Alignment
Concept. This concept for the most part follows the existing road alignments for Schumacher Road,
Richmond Street, and Hardman Avenue, identified as Alternative No. 8. The Frontage Road Alignment
would extend east from Concord Street to Schumacher Road and continue along Schumacher Road.
To the extent the existing at-grade crossing is maintained at UP main track and Richmond Street
would have to be further studied. This concept would continue to maintain the existing road
alignments presently under contract to be constructed this construction season as a Municipal State
Aid Project. It’s felt this concept alignment will provide less opportunity for redevelopment (lower
land use and market values) when compared to the Frontage Road.
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Next Steps
The manner in which an area intends to develop or redevelop is largely due to visibility, access, and the
transportation plan (road layout) that serves the area. The existing street layouts that serve the South
Concord Street area (east of Concord Street and south of I-494) are laid out in a grid with poor direct
access to Concord Street and the interchange connections with I-494. Two concept alignments have been
identified to serve this area. The Frontage Road Concept Alignment (Figure 5) will likely have a greater
success in attracting higher land use and market value developments than the Schumacher/Richmond
Concept Alignment (Figure 6). A Land Use Impact Analysis is included in Appendix A to address the land
use and market value question.
In summary, if the City Council makes a definitive decision on their desire to redevelop the South
Concord Area, then the next step would be to complete the Flood Levee Study based on the following;




To better understand the required infrastructure to protect the properties in the South Concord
Redevelopment area from flooding.
A more detailed market analysis, which will identify the maximum potential for redevelopment over
existing land uses and their value.
Cost-benefit analysis comparing the cost to construct flood levee improvements to protect the
existing land uses.

Once the Flood Levee Study is completed, then the following can be undertaken.



Expand on the Land Use Impact Analysis to determine the most realistic land uses for this are to
redevelop.
The preferred transportation layout and road alignments including their cost.

The financial success for this area to redevelop will depend on further review as redevelopment proposals
are considered and presented including the public infrastructure to serve them.
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Background
Land use and transportation are often closely linked together. It is very common to analyze the impacts
of proposed land use changes to determine their impact on the local roadway width, intersections,
interchanges etc. However, transportation changes can also have significant impacts on the land use
potential of an area as well. For automobile transportation systems (as opposed to transit or nonmotorized transportation systems), the primary drivers of land use are roadway capacity upgrades,
interchanges and intersections which all have the potential to impact the volume and ease of movement
to and from a particular site.
The South Concord Area transportation analysis has identified two preferred street alignments to serve
the Danner site and other parts of the South Concord area. The first alignment, referred to as
“Schumacher/Richmond Alignment” attempts to utilize the existing rights of way for Schumacher Road
and Richmond Street in order to minimize the disruptions to existing businesses. The proposed
alignment does still create some business disruption as it creates a new connection between the
interchange at Concord Street and Schumacher Road which will require some building removal (Figure 1
of this appendix).
The second preferred street alignment is the frontage road concept which was developed in the earlier
South Concord land use study which connects the Concord Street and Hardman Avenue interchanges and
eliminates the crossing of the railroad mainline. This option disrupts the same building as the first
preferred street alignment, but due to the fact that it continues eastward, will also impact the Twin City
Hide and Tanning site. (Figure 2 of this appendix).

Land Use Impact Analysis
The two transportation alignments impact the land use in several ways:





The Schumacher/Richmond alignment orients the site more to Concord Street while the Frontage
Road alignment orients the northern half of the site to the traffic on I-494.
Access from the Concord Street interchange to the Danner site is enhanced by the Frontage Road
alignment. The Schumacher/Richmond alignment will encourage traffic to and from the Danner site
to use the Hardman Avenue interchange.
The Frontage Road alignment opens up the interior of the site which provides opportunity, but also
creates additional concerns about buffering between uses, particularly the bulk terminal. The
Schumacher/Richmond alignment will likely serve as stronger transition zone between more public
traffic uses along Concord Street (retail, office, or residential) and employment uses to the east of
Schumacher Road (industrial, trucking and bulk storage).

Three potential land use scenarios were created for each of the alignments, for a total of six land use
scenarios. One of the Schumacher/Richmond alignment options is a “base case” option which assumes
the current conditions remain largely as they exist today. Potential land use transition zones were
identified for each alignment including the estimated size of the area. Finally, assessed valuations per
acre were calculated based on similar uses in the City. Where possible, attempts were made to choose
comparable properties in close proximity to the sites. However, in some instances, comparable
properties were chosen from outside the City if they were viewed to be a better comparable for the
future scenario than existing uses in the City of South St. Paul. The value calculations are transparent so
that additional scenarios could easily be modeled if desired.
City of South St. Paul
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Figure 1: Schumacher/Richmond Alignment
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Figure 2: Frontage Road Alignment
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Assessed Value Estimates and Employment
The comparables that were used for this analysis and the group average values are below. Comparables
were placed into groupings of similarly valued properties. Where there is information on employment
levels, we have included in this information as well in order to provide some general guidance of the
use’s impacts on the local employment. In some instances, the employment per acre represents a former
business that is no longer in operation. However, this former uses were included to expand the data set
and because it is assumed a future occupant of the same facility may have similar employment
characteristics.
Employment levels for companies can be very sensitive information for companies and therefore a large
amount of the employment data is not available. In those instances, “N/A” was used in the tables.
The employment level data sets are very small and highly variable and therefore the estimated
employment levels were not calculated at the scenario level. To use a pure average or similar method on
the scenarios would give a perception of consistency and precision that is not demonstrated in the data.
For instance, a use such as Dakota Premium would skew the data significantly in its group and may not
give an accurate representation of the likely impact of that use category.
This does not mean that the employment data is not valuable, but just that it likely supports more
qualitative than quantitative conclusions. In general, it appears that med/high value industrial uses also
have higher employment levels than the lowest value non-manufacturing/processing uses. However,
manufacturing and processing uses of all types will generally produce much higher employment levels
than all uses except multi-story office.
Industrial Comparables
Bulk Storage are industrial uses where the primary value of the land is for external storage. The group
average is $57,846 with a range of $54,036 – $61,656. No employment information was provided.
However, bulk uses generally involve extremely low employment levels per acre.

Bulk Storage
Dakota Bulk
Danner
Group Average

Assessed Value
$5,061,000
$2,457,000

City of South St. Paul
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Acreage
93.66
39.85

Value/Acre
$54,036
$61,656
$57,846

Emp./Acre
N/A
N/A
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Low Value Industrial are industrial uses that generally have older, less expensive buildings and/or a low
building to land ratio (i.e. trucking companies). The group average is $227,226 with a range of $117,844
- $308,805. The employment levels per acre information is lacking, but in general, warehousing or
equipment heavy uses are likely employing under 10 employees per acre while labor intense processing
or manufacturing activities can have a very high level of employment. Dakota Premium, for instance, has
employment levels per acre that are similar to multi-story office uses.

Low Value Industrial
Frank Farr
River Country Coop
TCH/TCT
Thompson Trucking
Cherokee
D&D
Serice Const
Midwest Warehouse
Bestway
Kamish
West Side Transport
Dakota Premium
Bester Bros
Sanimax
Midwest Fence
Group Average

Assessed Value
$1,364,800
$981,700
$2,195,100
$718,400
$2,584,700
$863,200
$810,400
$1,415,600
$798,900
$808,300
$1,563,000
$1,424,300
$1,012,000
$4,140,200
$1,825,400
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Acreage
5.4
6.05
10.37
4.02
8.37
4.09
4.06
6.1
3.14
2.89
5.56
5.72
3.34
24.88
15.49

Value/Acre
$252,741
$162,264
$211,678
$178,706
$308,805
$211,051
$199,606
$232,066
$254,427
$279,689
$281,115
$249,003
$302,994
$166,407
$117,844
$227,226

Emp./Acre
N/A
N/A
N/A
N/A
9.6
N/A
N/A
N/A
N/A
N/A
N/A
49.0
6.0
N/A
N/A

Page 5
193801694

CITY OF SOUTH ST. PAUL

Mid Value Industrial are industrial uses where the building coverage tends to be more intense but the
building is either lightly finished (i.e. warehouse) or the use has a higher finish building but the use has a
need for exterior storage or parking (i.e. S & S). The group average is $490,380 with a range of
$391,474 - $603,430. Employment per acre in this group is mixed, but appears to generally be more
intense than the warehouse intense, low value uses, but significantly below the low value,
processing/manufacturing intense uses.

Mid Value Industrial
Total Refrigeration
Mathias Dye
Motor Parts Plus
American Bottling
Waterous
Destron Fearing
Sportsman's Guide
Holtkoetter
SSP Steel
S&S
Twin City Bagel
Group Average

Assessed Value
$956,200
$2,580,000
$759,100
$4,918,900
$6,428,000
$3,343,000
$10,035,300
$3,828,700
$1,620,300
$1,949,000
$2,931,500

Acreage
1.65
4.56
1.75
10.72
16.42
5.54
17.81
8.92
3.38
5.01
5.86

Value/Acre
$579,515
$565,789
$433,771
$458,853
$391,474
$603,430
$563,464
$429,226
$479,379
$389,022
$500,256
$490,380

Emp./Acre
N/A
14.3
N/A
14.9
23.6
N/A
44.9
6.2
15.4
8.4
23.9

High Value Industrial are industrial uses which have higher finish buildings and a significant building to
land coverage. The group average is $864,414 with a range of $750,400 - $1,153,298. They appear to
have similar employment per acre characteristics to the Mid Value Industrial.

High Value Industrial
Schadegg Mechanical
Goldcom
Endurance Technologies
City Auto Glass
Group Average

Assessed Value
$1,928,300
$938,000
$1,878,900
$1,084,100

Acreage
2.45
1.25
2.45
0.94

Value/Acre
$787,061
$750,400
$766,898
$1,153,298
$864,414

Emp./Acre
13.9
17.6
N/A
51.1

Commercial Comparables
Low Value Commercial are commercial uses which low building to land coverages, such as vehicle sales
lots. The low value commercial use was $342,069.

Low Value Commercial
Walser

Assessed Value
$3,372,800

Acreage
9.86

Value/Acre
$342,069

Emp./Acre
N/A

Commercial are largely the retail uses, that are largely single story (restaurants) or have large parking
lots (hotels). Small office buildings can also fall into this category since it has a similar valuation per acre.
The group average is $588,720 with a range of $480,689 - $ 689,167. One newer highway oriented
retail strip from Inver Grove Heights was added to the group since that use is not common in South St.
Paul. There was not enough employment per acre data to make conclusions about this land use.
City of South St. Paul
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Commercial
Grevas Photography
AFSCME
Fury
Clarion Hotel
Bremer
PDQ Strip/IGH
Burger King
Group Average

Assessed Value
$345,000
$2,067,500
$5,736,300
$2,023,700
$2,497,500
$985,000
$644,800

Acreage
0.51
3
10.92
4.21
4.43
1.53
1.19

Value/Acre
$676,471
$689,167
$525,302
$480,689
$563,770
$643,791
$541,849
$588,720

Emp./Acre
N/A
N/A
N/A
N/A
12.4
N/A
N/A

Multi-story Office uses typically have higher finishes and increased valuation per acre due to the vertical
stacking of the use. For this analysis, multi-story offices were selected that could use traditional
construction techniques and not high – rise office spaces. The group average was $1,585,698 with a
range of $1,079,532 - $1,930,577. In addition to the Wells Fargo building, office uses were added from
Inver Grove Heights and the similar redevelopment project in New Brighton. Although there is only
employment data for one multi-story office use, the data is likely representative due to the consistent
characteristics of office uses. Office uses often have very similar layouts and intensity levels no matter
what market sector the business is contained in.

Multi‐story Office
Wells Fargo
Heartland Credit Union (IGH)
API Group (NB)
VM Ware (NB)
Group Average

Assessed Value
$1,916,600
$2,536,900
$6,023,400
$10,114,000

Acreage
1.18
2.35
3.12
5.92

Value/Acre
$1,624,237
$1,079,532
$1,930,577
$1,708,446
$1,585,698

Emp./Acre
63.6
N/A
N/A
N/A

Mixed use uses are relatively new in suburban environments and not expected to be a major use of land
in this area, but could be a niche use, particularly along Richmond Street under some of the high value
use scenarios that would bring additional amenity to the area. A fairly recent, high quality mixed use
project can be found in Falcon Heights at the SE corner of Snelling and Larpenteur Avenue. The value
per acre for this development is $4,054,054.

Mixed Use
Falcon Heights

Assessed Value
$10,500,000

Acreage
2.59

Value/Acre
$4,054,054

Multi-Family Comparables
Two types of multi-family seem most likely in this area – attached single family (townhomes) or
apartment style (rental, senior or owner occupied). The Lincoln Park and Waterford Green developments
were chosen as representative of each style. The Lincoln Park estimate was modified due to the unique
aspects of its site (steep slopes) which likely impacted the layout of the project. The valuation for Lincoln
Park style was calculated by taking the value of a single unit and then applying that value to an assumed
density of 7.5 units per acre. The group average was $1,275,851 with a range of $1,084,724 $1,466,978.

City of South St. Paul
South Concord Redevelopment Transportation Plan

Page 7
193801694

CITY OF SOUTH ST. PAUL

Multi ‐ Family
Lincoln Park
Waterford Green
Group Average

Assessed Value
$195,597
$8,450,000

Acreage
7.5
7.79

Value/Acre
$1,466,978
$1,084,724
$1,275,851

Schumacher/Richmond Scenarios
Note: Area number references refer to the Schumacher/Richmond Alignment graphic (Appendix Figure
1).
Schumacher Road Scenario 1: No Significant Transportation Alterations (Baseline)
This scenario assumes that the transportation network remains similar to the current situation without a
new connection to the Concord Street interchange. Areas 1, 2 and 4 are assumed to remain industrial,
but with an upgrade to mid-value industrial over time due to the improvements in access, Concord Street
upgrade and the land use control changes that have occurred over the years. Danner is assumed to be a
likely expansion site for the bulk terminal and areas 3 and 5 are assumed to likely remain in their current
Low Value Industrial states.

Area
1
2
3
4
5
Danner
Total

Acreage
5.6
8.7
26.8
22.3
9.7
39.9
113

Description
Mid Value Industrial
Mid Value Industrial
Low Value Industrial
Low/Mid Value Industrial
Low Value Industrial
Bulk Industrial

Value
Per Acre
$490,380
$490,380
$227,226
$358,803
$227,226
$57,846
$257,892

Total
$2,746,128
$4,266,306
$9,615,920
$8,001,307
$2,204,092
$2,308,055
$29,141,809

Schumacher Road Scenario 2: Dakota Bulk Expansion
This scenario assumes that the connection between Schumacher Road and the Concord Interchange is
made which would make areas 1 and 2 attractive for highway oriented retail. It assumes that the Danner
site would redevelop as an expansion of the bulk terminal or similar use. The industrial in Area 4 was
upgraded to Mid Value Industrial under the assumption that Mid Value Industrial would be more
compatible with the adjacent highway retail. Area 4 is not be expected to generate significant retail
demand due to the distance and lack of visibility from the highway. Area 3 is assumed to likely remain
the same types of uses as current, anchored by the hide and tanning plant. Residential uses are not
anticipated due to the amount of low value industrial in the scenario.
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Area
1
2
3
4
5
Danner
Total

Acreage
5.6
8.7
26.8
22.3
9.7
39.9
113

Description
Highway Retail
Highway Retail
Low Value Industrial
Mid Value Industrial
Low Value Industrial
Bulk Industrial

Value
Per Acre
$588,720
$588,720
$227,226
$490,380
$227,226
$57,846
$327,509

Total
$3,296,832
$5,121,864
$13,142,184
$10,935,474
$2,204,092
$2,308,055
$37,008,502

Schumacher Road Scenario 3: Industrial
This scenario is identical to the Schumacher Road Scenario 2 with the exception that the Danner site is
anticipated to redevelop as a trucking company, warehouse or other Low/Mid Value Industrial use.

Area
1
2
3
4
5
Danner
Total

Acreage
5.6
8.7
26.8
22.3
9.7
39.9
113

Description
Highway Retail
Highway Retail
Low Value Industrial
Mid Value Industrial
Low Value Industrial
Low/Mid Value Industrial

Value
Per Acre
$588,720
$588,720
$227,226
$490,380
$227,226
$358,803
$433,776

Total
$3,296,832
$5,121,864
$13,142,184
$10,935,474
$2,204,092
$14,316,240
$49,016,686

Frontage Road Scenarios
Note: Area number references refer to the Frontage Road graphic (Appendix Figure 2).
Frontage Road Scenario 1: Retail & Residential Emphasis
This scenario assumes that the frontage road develops with highway retail uses (Areas 1 – 3). Highway
retail uses are those uses that largely benefit from the highway traffic rather than the income generation
of the local community. Typical highway retail uses include restaurants, general retail and hotels. The
Danner site develops with high value employment uses attracted to the convenient access and unique
riverfront location. Areas 4 and 5 redevelop as Multi-Family uses.
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Acreage
1
2
3
4
5
6
Danner
Total

8.5
8.9
3.9
19.6
22.3
9.7
39.9
113

Description
Highway Retail
Highway Retail
Highway Retail
Multi‐Family
Multi‐Family
Multi‐Family
High Value Industrial

Value
Per Acre
$588,720
$588,720
$588,720
$1,275,851
$1,275,851
$1,275,851
$864,414
$998,794

Total
$5,004,120
$5,239,608
$2,296,008
$25,006,680
$28,451,477
$12,375,755
$34,490,119
$112,863,766

Frontage Road Scenario 2: Office, Mixed Use and Residential Emphasis
This scenario assumes that the frontage road develops with Multi-Story Office (Areas 1 – 3). The Danner
site would then continue employment uses with High Value Industrial or Multi-Story Office uses. If this
large amount of high quality employment uses were to locate in this area, it may be viable to consider a
mixed use project along Richmond Street. For simplicity of modeling, this is shown just on the north side
of Richmond, but could be developed on either side of the street. Areas 5 and 6 would then transition
from the Mixed Use to a more residential only scenario. Given the slow absorption rates of Multi-Story
Office, it is anticipated that this project scenario would likely have a long redevelopment timeline.

Areas
1
2
3
4
5
6
Danner
Total

Acreage
8.5
8.9
3.9
19.6
22.3
9.7
39.9
113

Description
Multi‐Story Office
Multi‐Story Office
Multi‐Story Office
Mixed Use
Multi‐Family
Multi‐Family
High Value Ind/Office

Value
Per Acre
$1,585,698
$1,585,698
$1,585,698
$4,054,054
$1,275,851
$1,275,851
$1,070,133
$1,741,242

Total
$13,478,433
$14,112,712
$6,184,222
$79,459,458
$28,451,477
$12,375,755
$42,698,287
$196,760,345

Frontage Road Scenario 3: Office, and Industrial Emphasis
This scenario is very similar to Frontage Road Scenario 2 but assumes that residential uses are not
extended east of Concord Street, but replaced with high quality industrial uses instead. This scenario
would also likely have a longer redevelopment timeline due to the amount of Multi-Story Office and High
Value Industrial land supply. In addition, this scenario would compete directly with the BridgePoint
Business Park.
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Areas
1
2
3
4
5
6
Danner
Total

Acreage
8.5
8.9
3.9
19.6
22.3
9.7
39.9
113

Description
Multi‐Story Office
Multi‐Story Office
Multi‐Story Office
High Value Industrial
High Value Industrial
High Value Industrial
High Value Ind/Office

Value
Per Acre
$1,585,698
$1,585,698
$1,585,698
$864,414
$864,414
$864,414
$1,070,133
$1,071,482

Total
$13,478,433
$14,112,712
$6,184,222
$16,942,514
$19,276,432
$8,384,816
$42,698,287
$121,077,417

Relationship to the Future Levee Study
The land use impacts identified above provide some sensitivity analysis for various land use options.
They project significantly different land use values and therefore could provide some justification for the
levee extension at the local level, since many of these uses would not be possible without flood
protection.
However, although this type of analysis may assist in the local decision making process, it is likely to have
little to no significance in the cost-benefit analysis for the levee study unless some of the redevelopment
occurs prior to the levee extension. The US Army Corp of Engineers (COE) follows an economic benefits
analysis that is outlined in their guidelines. This analysis examines the potential damage that would
occur to existing development under various flood scenarios and then balances those potential damage
costs against the costs of the levee. The economic benefits analysis does not consider the potential
damage of future or planned development.
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Appendix B
Danner Property Identification
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