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Executive Summary
The South Concord Corridor is located in the Southeast Corner of South St.
Paul between I-494 and the southern city limits. The area has a long history
of commercial and industrial use due to its proximity to the Mississippi River,
the South St. Paul stockyards (once the largest stockyards in the world) and
the railroad. In addition, until the construction of Hwy 52, Concord Street
was the major highway in the area.
The area has recently been the recipient of significant public investments,
including construction of the Wakota Bridge, upgrade of the Concord Street
streetscape, and construction of the Mississippi River Regional Trail (MRT).
In the future, the area will also be near the proposed Red Rock Corridor
commuter rail station which will be located just across the river, providing
additional potential positive impact on the area when it is constructed.
Over time, the area has seen decline and there are currently a number of
vacant and underutilized parcels. In addition, some of the active businesses
are located in older buildings that appear to need significant upgrade and
reinvestment to reach the levels of functionality found elsewhere in the
competitive marketplace which could indicate further decline is possible in
the future.
This study was funded by the Metropolitan Council, along with a sister study
in Inver Grove Heights, indicating that the issues found on Concord Street
extend beyond the boundaries of the City of South St. Paul.
This study was created with input from the South St. Paul HRA, City Council,
the study’s Steering Committee, South St. Paul HRA Staff, South St. Paul City
Staff, Corridor businesses, brokers and developers, and the public at large.
In general, there was consensus that the area was not achieving its full
potential and could do more to take advantage of some of the key area
attributes including the following:
•

Proximity to the Mississippi River

•

Improved transportation access

•

The Mississippi River Regional Trail (MRT) and other recreational
opportunities

•

The amount of vacant or underutilized land available for
redevelopment which results in a general affordability

•

A general desire for retail development, particularly restaurants, was
mentioned by both business groups and others

The study input also recognized that this was a challenging area to redevelop
and would need some leadership and assistance from the City of South St.
Paul and South St. Paul HRA. Some of the main challenges identified were:
•

Impact of odors in the area

•

Past perception of the area

•

Lack of a clear plan for the area

•

Internal road network

•

Need for fill in some areas/floodplain

•

Lack of identity for the area

The public input occurred in many different types of meetings and venues.
The capstone of the public input phase was a charette that built upon the
previous input and developed the basic concepts underlying this plan.
The plan identifies that the redevelopment process for this area will need to
take time and be phased in a logical and effective manner. This is due to
the current economic conditions and also because the number of issues that
must be addressed need to be addressed in a systematic and phased process
to best deploy scarce public resources and maximize the return on public
investment.
The plan identifies a phased process to transition the area from its industrial
past to a more mixed use future that includes the addition of retail, office
and residential uses to better take advantage of the area’s key attributes.
There is also an existing open area available for park and open space along
the Mississippi River that is maintained in this plan and proposed for
enhancement in order to provide an upgrade of aesthetics and functionality
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for the open space. This upgrade will help to maximize the benefits from the
existing regional recreation investments (the MRT and DNR boat launch).
The key catalyst project for this plan is the construction of a new frontage
road for I-494 that connects the City’s two interchanges. This new frontage
road eliminates a current weakness to the internal roadway system that
requires crossing the busy rail line twice as vehicles move from one
interchange to another. In addition, it provides convenient access for
properties that front on I-494 which does not currently exist. This
convenient frontage road access will open the area up to the market forces
generated by the traffic on I-494 and will provide an improved environment
for fostering retail, including restaurants.

for a use of this type. Then the hide plant will be much better positioned to
continue to operate successfully for decades to come and in a manner that
does not have the negative effects on its neighbors that the current
operation does.
Following the creation of the frontage road catalyst phase, the second
catalyst phase is to improve the connections to the Mississippi River and
recreational opportunities. This phase is dominated by the Danner parcel
and proposes incorporating uses on it that place a value on proximity to
open space and riverfront property which are largely office and residential
uses. This phase also places significant emphasis on the upgrade of the park
and open space system in this area.

The creation of the frontage road appears to also require the relocation or
redevelopment of two buildings currently located in the area due to the
location of MnDOT roadways and the railroad tracks. The largest of these
uses is the hide processing plant.

The third phase is the redevelopment of the Richmond Street area into a
more pedestrian oriented, mixed use development that will build upon the
retail traffic along the new frontage road, but also provide a transition
between highway oriented uses and less intense residential uses.

Although it is always difficult to take actions that result in the disruption of a
property owner’s business, the plan identifies that this situation with the hide
plant may create a “win win” opportunity due to the age of its facility and
the difficulties it has containing odors within a facility that was built in a very
different regulatory environment. Currently, if the hide plant wanted to
upgrade its facilities on its current site, it faces a number of challenges
including its location in the floodplain, the lack of setbacks, and likely the
need to try to retrofit a significant amount of new technology in a building
that was not designed to accept it. However, relocation also is a challenge
for the hide plant because most other communities do not allow the use
within their zoning classifications so it has limited opportunities for
maintaining its facility and fighting off the functional obsolescence that
comes with most buildings that are about half a century old.

The plan shows a fourth phase which is largely multi-family residential and a
fifth phase that indicates what could happen if the Bulk Terminal were ever
redeveloped. However, these phases are not anticipated to redevelop until
the other phases are well established and market forces convince property
owners to redevelop their properties. For this reason, the plan concentrates
less on the nature of the redevelopment character for these areas but rather
focuses on how the existing uses can remain actively in place in a manner
that is compatible with the changing character of Phases 1 – 3. Key areas of
focus are design standards and adequately buffering these existing
businesses so they remain compatible with the new development but are
also allowed to continue to have success and even grow the current
operations.

The plan proposes that if the owners of the hide plant and the City of South
St. Paul are able to take advantage of this common benefit created by this
opportunity, it may be possible to treat the relocation more like a traditional
economic development business enticement scenario rather than the
adversarial (and expensive) condemnation process. The City and the hide
plant may be able to find a location and financial assistance package that
allows them to relocate to an area that is outside of the floodplain and
incorporates all the modern equipment and odor controls normally expected
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Introduction

Figure 1: Project Location

The South Concord Corridor is located in the Southeast Corner of South St.
Paul between I-494 and the southern city limits (Figure 1). The area has a
long history of commercial and industrial use due to its proximity to the
Mississippi River, the South St. Paul stockyards (once the largest stockyards
in the world) and the railroad. In addition, until the construction of Hwy 52,
Concord Street was the major highway in the area.
The area has recently been the recipient of significant public investments,
including construction of the Wakota Bridge, upgrade of the Concord Street
streetscape, and construction of the Mississippi River Regional Trail (MRT).
In the future, the area will also be near the proposed Red Rock Corridor
commuter rail station which will be located just across the river, providing
additional potential positive impact on the area when it is constructed.
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EXISTING USES

Figure 2: Area Businesses

The project area is approximately 47 acres in size (excluding rights-of-way)
and is dominated by uses that have limited building coverage such as
trucking companies, auto sales lots and contractor services (Figure 2).
On the north end of the corridor is Twin City Hide and Tanning which is a
legacy heavy industrial use related to the City’s history as a major center for
animal processing.
To the east of the project area is the Mississippi River, the large
development site owned by Danner Inc. the Dakota Bulk Terminal and the
South St. Paul Rod and Gun Club.
To the south is the City of Inver Grove Heights which has a similar mixture of
highway oriented uses as well. 1
To the west of the corridor is a significant bluff line with largely single family
neighborhoods beyond.

1

The City of Inver Grove Heights is currently conducting a similar corridor
planning exercise.
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TRANSPORTATION

Figure 3: Transportation

With the recent construction of the Wakota Bridge and supporting roadways,
the corridor has excellent regional transportation access (Figure 3).
Interstate I-494 carries more than 91,000 cars per day and Concord Street
almost 14,000 cars per day.
Concord Street is a transit route serviced by Bus Route 71, which has
frequent service from Inver Grove Heights to Downtown St. Paul and north
to Little Canada. Several stops are located within the boundaries of the
corridor.
The corridor has access to freight rail service provided by Union Pacific, a
Class I railroad. The line runs alongside the corridor and averages 4 trains
per day. This is a low speed section of rail line and connects with the Union
Pacific’s main system.
This section of the Mississippi River is navigable and the Dakota Bulk
Terminal contains an active barge port. Along the eastern border of the
corridor is the Mississippi River Regional Trail (MRT) which provides excellent
access for non-motorized transportation from the headwaters all the way to
the Iowa border. The MRT also runs across the Wakota Bridge providing
convenient access to both sides of the Mississippi River.
Local transportation links are more challenged than regional connections due
to the topography. The bluff line serves as a significant barrier to both
motorized and nonmotorized transportation and the City’s traditional grid
street pattern is not able to fully extend into the study area. Dale Place and
Poplar Street do provide vehicular access from the adjacent residential
neighborhoods. However, the severe slopes limit their suitability as
connections for non-motorized traffic.
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SLOPES, WETLANDS AND FLOODPLAIN

Figure 4: Base Map

As mentioned previously, there are significant slope areas all along the
western edge of the corridor with slopes that exceed 18%. This provides a
significant barrier between the corridor and the existing residential
neighborhoods.
The only significant wetland areas within the corridor are located near the
Danner Inc. property and on the Rod and Gun Club property.
Due to the proximity to the Mississippi River, much of the corridor lies within
the 100 or 500 year Floodplains (Figure 4). The 100 year floodplain is areas
that are subject to a one percent or greater chance of flooding in any given
year. FEMA has adopted the 100 year floodplain as the base flood standard
for the National Flood Insurance Program (NFIP).
The 500 year floodplain is that area that has a 0.2 percent chance of flood in
a year. FEMA’s primary concern within the 500 year floodplain are projects
considered “critical action” which is defined as any activity for which even a
slight chance of flooding is too great.
The corridor lies within the Mississippi National River and Recreation Area
(MNRRA) and is designated “Urban Diversified District”. The Urban
Diversified District is to be used and developed to maintain the present
diversity of commercial, industrial, residential, and public uses of the lands,
including the existing transportation use of the river; to protect historical
sites and areas, natural scenic and environmental resources; and to expand
public access to and enjoyment of the river. New commercial, industrial,
residential, and other uses may be permitted if they are compatible with
these goals.
In addition to the land uses in the area, the MNRRA also regulates how the
river may be used. Within this stretch of the river, barge fleeting and
recreational enjoyment are permitted. Barge fleeting is limited to only two
locations in the City, one of which is the Dakota Bulk Terminal, which lies
directly east of the corridor.
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Properties can be redeveloped within the MNRRA. For instance, the
redevelopment of the former stockyards into the Bridge Point Business Park
by the HRA was all accomplished within the MNRRA boundary.

boat access is the DNR boat launch south of the I-494 Bridge.
Redevelopment plans for this area may provide opportunities for additional
public enjoyment of the river.

The MNRRA’s goal of expanding public access to and enjoyment of the river
is greatly restricted by the flood control structures. The only recreational

The City of South St. Paul has a Mississippi River Corridor Zoning Overlay
that regulates the actions within this area.

Figure 5: DNR Boat Launch
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FUTURE LAND USE PLAN

Figure 6: Future Land Use

The Comprehensive Plan projects a continuation of a wide range of uses for
the corridor and surrounding properties. Above the bluffline to the west of
the corridor, the land use is dominated by single family housing. Moving
west to east, the land uses intensify quickly, jumping from LDR: Low
Density Residential to MU-C: Mixed Use Commercial and finally I: Industrial.
Moving southward from I-494, the predominant land use is LI: Light
Industrial and I-Industrial with a central “spine” of MU-C: Mixed Use
Commercial.
Several smaller uses are placed adjacent to or amongst these main use areas
including COM: Commercial, HDR: High Density Residential, MDR: Medium
Density Residential and MU-R: Mixed Use Residential.

Land Use Definitions:
LDR: Low Density Residential allows single-family detached homes and low
density attached units such as duplexes and twin
Homes (1-5 units per gross acre).
MDR: Medium Density Residential includes attached housing (townhomes
and small apartment buildings), small lot detached
townhomes, and manufactured housing (mobile homes) within the 1 existing
manufactured home park (Healy Park). Single
family and duplex units are also permitted within this land use category (612 units per gross acre).
HDR: High Density Residential includes dwellings other than single family
detached houses at densities from 13-20 units per gross acre in the base
zoning district, such as larger attached townhomes, apartments, and
condominiums generally in a stacked or attached configuration (13+ units
per gross acre).
MU-R: Mixed Use Residential is a mixture of uses including residential, office
and commercial. MU-R areas are areas guided for mixed use where the
majority of the property is guided for
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residential development. A minimum of 75% of the property in this area
would be residential in nature(min. 10 units per gross acre).

and for-profit entertainment/recreational facilities as well as general office
buildings.

MU-C: Mixed Use Commercial is a mixture of uses including residential,
office and commercial. MU-C areas are areas guided for mixed use where the
majority of the property is guided for commercial development, however
approximately 20 percent of the property guided for MU-C would be
developed for residential development (min. 10 units per gross acre).

LI: Light Industrial includes office-showroom, office-warehousing,
warehousing and storage, assembly and light manufacturing, and offices.
Retail sales are also permitted as an accessory use on light industrial sites.

COM: Commercial includes retail sales/services, restaurants, hotels/motels,

I: Industrial includes anything that could go into a light industrial area, as
well as some remaining general industrial uses such as the
barge/bulk terminal, manufacturing, warehousing and storage.

Figure 7: Existing South Concord Business
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ZONING

Figure 8: Zoning

The current zoning does not have the same amount of variation as the
future land use plan with only two zoning districts implementing almost all of
the previously mentioned land use categories.
The areas along the Concord Street area are largely zoned GB: General
Business District with the exception of a small amount of I: Industrial
District and MH: Mobile Home District.

Zoning District Definitions:
MH: Mobile Home is a zoning district just for manufactured home parks. It
should be noted that changes in the development of legal standards related
to manufactured homes can make this type zoning district problematic as a
regulatory tool.
GB: General Business is a zoning district that contains traditional retail and
other commercial uses but also includes some heavier uses such as vehicle
sales, contractor yards and lumber yards.
I: Industrial is a district that allows a wide range of industrial uses including
uses that involve exterior storage. Heavy industrial uses such as refineries,
asphalt plants, junkyards, etc. are prohibited as are open sales lots.
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PROPERTY VALUES

Figure 9: Property Values

When looking at redevelopment areas, one consideration that is often useful
is to consider the underlying value of the existing uses on the site.
Properties that have high values per acre are often more difficult to
redevelop because the high acquisition cost can impact project feasibility. In
addition, properties with high values are often more densely covered with
structures which leads to higher demolition costs if demolition is required.
As mentioned previously, the South Concord area can be characterized as
having a large number of uses that have small building footprints such as
auto sales, contractor yards, etc. There are also a number of uses that have
aged and may have declined in value due to functional obsolescence. These
two factors likely lead to the relatively low property values for many of the
properties in the corridor as shown in Figure 9.
Some find it useful to consider land prices on a per square foot rather than a
per acre basis. The equivalent square foot valuations are as follows:
$200,000/acre
$300,000/acre
$400,000/acre
$500,000/acre

$4.59 per
$6.89 per
$ 9.18 per
$11.48 per

s.f.
s.f.
s.f.
s.f.

The level of these property valuations may provide opportunities for
redevelopment. It should be noted that redevelopment can mean the
relocation or elimination of an existing use, but it may also mean a
reconfiguration or intensification of an existing use. Also, property valuations
are only the assessor’s estimate of value and do not necessarily represent
the price that a seller would be willing to sell their property for. In the
declining markets such as what we have seen since the beginning for the
recession, the assessor’s land values can be (but are not always) higher than
market values due to the structural delays that occur in property valuation
for taxation purposes.
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PREVIOUS STUDIES

The South St. Paul 2030 Comprehensive Plan is the basis of planning policy
in the community and provides substantial policy guidance for this plan as
well. Relevant sections of the 2030 Comprehensive Plan include the
following:



From the Visioning Session (Appendix A)




















A new image has yet to replace the image South St. Paul built
through decades of honest work in the stockyards and elsewhere
Needs greater attention to riverfront recreation, economic rebirth
and cultural diversity
Enhance idealized features such as identifiable edges and entrances
Historical achievements will be remembered through public art, place
names and architecture
The land between the shoreline and the top of the glacial bluffs will
be used for parks, overlooks, trails, new industries, offices, shops,
restaurants and housing
By 2030, there will be a continuous band of riverfront parkland from
one end of the City to the other that contains links to a network of
trails that will link across the metropolitan area
Concord Street will be reborn with trees and decorative lighting, and
lined with new buildings for businesses, housing and places to eat
and drink, all of which benefit from the corridor’s image, access and
proximity to the riverfront
Community entrances and identity will be more strongly articulated
through the use of monument signs, public art, landscaping, lighting
and zoning
Highly deteriorated structures will be replaced with new homes with
appropriately historic architectural vocabulary
The range of housing choices will grow to provide more choices for
singles, childless couples and empty-nesters
There will be attractive new move-up or move-back housing to retain
upwardly mobile families with children












The transformation of the community’s economic base will include
removing industries that contributed substantial amounts of pollution
to the air, water and soil
The Mississippi River will be rediscovered for its natural beauty and
tranquil views
The river bluffs and ravines will be protected in their wooded state
Neighborhoods and parks “on the hill” will be linked to the riverfront
greenway and regional trail via improved on-street bicycling lanes
and off-street paths
South St. Paul will be highly walkable by virtue of its density,
interconnected street system and sidewalks on almost every block
South St. Paul should stay a city and not a suburb
Need to improve the city’s “cowtown” image in the region (negative)
There are a lack of places for the public to gather (negative)
Insufficient bicycling or walking connections (negative)
Lack of places for the public to gather (negative)
Insufficient access to the Mississippi River for residents, workers and
visitors (negative)
Need riverfront marina

From the Econom ic Developm ent Chapter





Showcase high quality redevelopment efforts in the I-494 Corridor,
specifically, north of Richmond St. including instituting site and
architectural standards similar to the developments occurring in
nearby metro area communities
There are two remaining heavy industrial facilities which generate
odors and large amounts of exterior storage
The Danner Site offers an excellent opportunity for a higher finish
office/industrial development similar to the development occurring in
the neighboring cities like St. Paul
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From the Land Use Chapter


The intent is for multi-family development to be located along major
roadways, at major intersections and by large open spaces



Concord Street needs improved aesthetics such as removing
billboards and burying power lines



Concord Street needs improved entry experiences



The City is interested in studying the standards and development
potential of the commercial area along South Concord



Conceptually, the City believes that the area should have some form
of mixed-use



Concord Street needs consistent design standards, including signage,
lighting, and landscaping





Concord Street needs completion of sidewalks and trails

The Dakota Bulk Terminal Industrial Area may provide an area for
“general industrial” without having much impact of the I-494
Corridor as perceived by the region

Figure 10: Corridor has Received Significant New Transportation Investments
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Market Overview
Rental Housing M arket

Figure 11: Market Rate Apartment Vacancy Rates (2001-11)
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2002 1Q
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Figure 12: Average Apartment Rents (2001-11)

Average Monthly Rent

The apartment market is beginning to rebound after a period of high
unemployment and lackluster job growth (Figure 11).
The overall vacancy rate in the Southeast metro area dropped from a peak
of nearly 8% in 4th quarter 2009 to under 4% as of 1st quarter 2011. This
recent strengthening in the market means that the vacancy rate is now
below 5% percent, indicating that there is pent-up demand in the market
and new market rate development could very well be supported.

SE Metro

Source: GVA Marquette Advisors, Apartment Trends

2%

2011 1Q

2010 1Q

2009 1Q

2008 1Q

2007 1Q

2006 1Q

2005 1Q

2004 1Q

2003 1Q

2002 1Q

2001 1Q

0%

Source: GVA Marquette Advisors, Apartment Trends

The average monthly rent in the Southeast metro increased between $925
and $950 per month between 2006 and 2010 (Figure 12). During the 1st
quarter of 2011, though, average rents have increased sharply. Close
attention should be paid to apartment vacancies and rents. Typically,
declines in vacancy precede increases in rent. Once rents increase enough,
this will place pressure on the market to develop new rental housing and
there are already reports of several rental projects throughout the Metro
Area in predevelopment as well as active construction in select locations
close to large employment centers.

Some of the demographic trends regarding homeownership rates may
profoundly impact the apartment market. Evidence appears to be growing
that younger age groups are not embracing homeownership the way
previous generations did. First, mortgage standards have returned to more
stringent levels where the barrier to entry is much higher due to substantially
larger down payments that are required on the part of banks.
Second, with housing no longer appreciating at even modest levels the nest
egg that so many previous generations created through homeownership is
no longer seen as attainable.
Third, for younger households vulnerable to high unemployment rates,
homeownership can be viewed as reducing employment flexibility which
further depresses demand. As a result, younger households are starting to
choose rental housing as a preferred arrangement rather than a temporary
situation prior to homeownership. If these trends persist or become deeply
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established, the demand for rental housing could increase in the coming
years.

Table 1: Comparable Apartment Properties (Age, Rent, Size)

M arket Rate Com parables
Bonestroo profiled 10 of the newest market rate apartment projects in the
vicinity of the study area to gauge performance of comparable projects and
their positioning (Tables 1 and 2). The comparison focused on unit mix, size
of project, rents, vacancies, and project amenities. The following are key
findings of the analysis:







Only two of the ten properties profiled are less than 16 years old.
The two newest properties are both seven years old.
Overall vacancy among the 10 properties is 2.2%, which is very
low and well below the area vacancy rate. This suggests there
pent-up demand for newer product with more amenities and
features.
The vacancy rate for one-bedroom units is 1.7%, which is
extremely low. Given that two-bedroom units outnumber onebedroom units by more than two to one, this indicates there is an
imbalance in the market and that there is an especially strong
demand for one-bedroom units.
Blackberry Pointe and Monument Ridge, the two newest
properties, consistently have the highest rents per square foot for
all unit types. They typically average between $1.10 and $1.20
per square foot.

Although more centrally located properties in the metro area are achieving
much higher rents, these properties are now seven years old and lack many
of the amenities and unit features found at other newer properties, such as
large tubs, stainless steel appliances, conference centers, and other
community gathering spaces.
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Table 2: Comparable Apartment Properties (Amenities and Features)
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Waterford Green
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Common Area Amenities

In-Unit Features

U

incl.

U

$50

U

incl.

U

incl.

U

incl.

A

incl.

D

$40

A

incl.

Parkview Manor

X

X

X

Pearlwood Estates

X

X

X

X

X

O/I

Greystone Heights

X

S

X

X

X

X

O

Blackberry Pointe

H

X

X

X

X

X

X

O

X

X

U

$45

Monument Ridge

X

X

X

X

X

X

O

X

X

U

incl.

X

X

X

S = Some Units; H = Hook-ups
U = Underground Parking; A = Attached Parking; D = Detached Parking
I = Indoor Pool; O = Outdoor Pool
Source: Bonestroo, Inc.
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Figure 13: Newer Market Rate Apartments

properties that have achieved sufficiently high rents to afford the cost of new
development. This indicates that there would be some risk associated with
developing a new property. On the other hand, lack of directly competitive
projects indicates an opportunity to capture a segment of the market not
being currently met.

For-Sale Housing M ark et
The for-sale home market has dramatically weakened in recent years.
Between 2004 and 2008, the number of homes sold through the MLS has
declined each year with pronounced drops in 2006 and 2007. However, after
years of declining sales, 2009 saw a substantial increase in sales due to the
Federal stimulus program that provided a substantial tax credit to first-time
home buyers. However, in the wake of the Federal stimulus program, sales
declined yet again to rates not experienced in over a decade.
More importantly, though, the impact of foreclosures is still evident as
median sales price continues to decline and is now off nearly 25% from its
peak in 2006. The causes of the soft market are varied and complex.
However, over-construction encouraged by lax lending standards has been a
clear root cause. Until much of the oversupply is absorbed, it appears the
for-sale market will continue to be soft. Excess supply is slowly being
absorbed, which will stabilize the balance between supply and demand and
eventually lead to price increases.

Given demographic trends and the condition of the current market, there
appears to be market demand to support development of new multifamily
housing in or near South St. Paul. The study area, however, has both
strengths and weaknesses as a possible location for new multifamily housing.
The strengths are its accessibility to I-494 and proximity to the Mississippi
River and the MRT trail. The weaknesses are mostly related to the industrial
character of the study area, which could lead to perceptions, both real and
perceived, of negative impacts associated with odor, noise, light pollution,
etc. There also are no state-of-the-art properties that feature modern
amenities desired by today’s renters. This can be both a positive and a
negative. One the one hand, it means there are no examples of recent
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Figure 14: Median Sales Price (2001-10)

2001

2002

2003

2004

2005

2006

South Saint Paul

2007

2008

2009
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$166,000

$159,000
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$225,000
$182,000

$228,900

$197,000

$180,000

$199,900

$175,000

$185,000

$100,000

$132,000

$120,000

$159,675

$140,000

$170,000

$160,000

$143,900

Sales Price

$180,000

$196,600

$215,900

$220,000
$200,000

$230,000

$240,000

2010

Metro Area

Source: Minneapolis Area Association of Realtors

Figure 14 also demonstrates the sales price trends of homes in South St.
Paul. In 2006, the median sales price peaked at $197,000 and then
bottomed out in 2009 at $132,000, 33% below the peak. The median sales
price rebounded slightly in 2010, but remains well below the 2006 peak.
Moreover, sales prices in South St. Paul tend to be 15-20% below the metro
median. Although the for-sale market appears to have hit bottom with
respect to sales prices, there are no clear signs of recovery. Persistently high
unemployment rates, weak job growth, and high levels of foreclosed
properties in the marketplace are contributing to the poor market conditions.

Office M arket
As with other real estate classes, the office market is suffering due to the
nation’s economic downturn. Companies that have reduced hiring levels have
excess office space and can undercut landlords with reduced rent subleasing.
Very few businesses are looking for additional office space and those that

are in the market are maximizing their leverage with demands for reduced
rent and extensive tenant improvement packages. Landlords are reluctant to
enter into long term lease arrangements that would “lock in” current low
rental rates. Landlords are attempting to remain profitable by aggressively
cutting operating costs and making targeted capital improvements to
improve their buildings.
The impacts of these trends can be seen in Figure 15. Overall vacancy rates
in the Twin Cities have been hovering between 9% and 10%, which is well
above historic vacancy rates. And the concessions many tenants were going
after can be seen in the multi-quarter decline in lease rates from 4Q 2009 to
4Q 2010. The good news is that an overall uptick in employment growth has
seemingly stopped a continued rise in vacancies and subsequent decline in
rents.
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Generally speaking, the South St. Paul, West Saint Paul, and Inver Grove
Heights office markets have not been prominent submarkets. Although a
search of office properties in those three communities revealed over 120
properties (Figure 17), the vast majority are small with under 10,000 square
feet of space and filled with users that cater mostly to the local residential
base (e.g., lawyers, financial planners, dentists, etc.). Furthermore, of the
nearly 1,000,000 square feet of office space in the market, over 20% is
currently available, and much of it is in Class C or B space, which lacks highend finishes and amenities.
Important concentrations of offices in the area include the South Robert
Street Corridor, the Marie Avenue corridor in South St. Paul, and the 55th
Street Corridor in Inver Grove Heights.
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Figure 15: Metro Area Office Vacancy and Lease Rate Trends

Figure 17: Office Properties within 3.5 Miles of I-494 and South Concord

Vacancy

Vacancy rates can vary significantly by submarket due to local economic
conditions and levels of overbuilding. The Dakota County submarket that
includes South St. Paul has generally followed the metro area trend in recent
years (Figure 16). Vacancy rates, though more volatile, have mirrored the
overall metro, though average lease rates have dropped several dollars per
square foot in recent quarters compared to the metro average.
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Figure 16: NE Dakota County Office Vacancy and Lease Rate Trends

A more important influence on the local office market is the fact that the
area is surrounded by larger office submarkets that have significant excess
supply in the marketplace. Five miles to the west is the Eagan-Mendota
Heights submarket that is centered at I-494 and I-35E. This submarket has
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over 6,000,000 square feet of office space with over 1,000,000 square feet
currently available. Furthermore, given the continuing transfer of Delta
Airline jobs to Atlanta, this area will likely continue to have substantial excess
space for years to come.
Five miles to the north is downtown Saint Paul, which is the region’s third
largest office submarket. Unfortunately, it has over 25% vacancy in its
market and has experienced persistently high vacancy rates from before the
recession. Five miles to the east is the Woodbury submarket, which has
approximately 3,000,000 square feet of office space with nearly 1,000,000
currently available.
Given the poor condition of the overall office market and the excess supply
of space in nearby submarkets that are larger and more prominent, we
believe demand for new multitenant office space in the study area would be
weak at best. As the economy improves, we believe demand could grow to
support smaller properties situated along Concord Street, especially if they
can take advantage of the elevation and provide views of the Mississippi
River. These users would likely be an expansion of users who typically
occupy most of the existing space in the immediate area, namely small
businesses that cater to the needs of area residents and other businesses,
such as lawyers, accountants, real estate agents, financial planners, etc.
In 2008, Maxfield Research completed a study for the Dakota County
Community Development Agency that calculated the amount of future
demand for office space in South St. Paul at 125,000 square feet through
2030. Given the 20-year horizon of the analysis, we believe most of the
demand would occur later in this decade or the next decade. Furthermore,
demand calculated by Maxfield Research also includes the City’s industrial
park north of I-494, which would likely absorb some of this demand as well.
Although we would not recommend planning for a large, class A multi-tenant
office building in the study area, it should be noted that the visibility from I494 may attract a large, single-use office building, such as a corporate or
regional headquarters. An example of this is the Cenex building just west of
the study area in Inver Grove Heights. However, these types of single-use
office buildings often come with very high public subsidies because of the
competitive environment in landing such a building. Moreover, the likelihood
of capturing such a use is so low that it would not be sensible to plan for it in
a long range area plan.

Retail M arket

The retail real estate market has been profoundly impacted by the current
recession. Retail markets typically lag slightly behind residential markets as
most retailers follow the axiom of “follow roof tops.” Not surprisingly, as the
residential market crashed due to lax lending standards and over building,
the retail market has followed suit. Compounding the problem, high
unemployment has resulted in a sharp decline in consumer spending. Finally,
this recession was particularly difficult for some retailers because it also
included a widespread seizing up of credit markets which contributed to
several significant retail bankruptcies, in part, due to inability to manage
heavy debt burdens.
The recession has affected tenants of all types, but has been particularly
difficult in the “big box” format due to the number of bankruptcies in this
format and the limited flexibility of the space to adjust to other formats.
Many of the “big box” stores that have suffered are due to a business model
that stresses wide selection of a narrow range of goods. Often termed
“category killer” in the real estate industry, these stores often dominate a
particular category of goods, such as office supplies, toys, fabrics, etc. Most
vacant “big box” stores have remained vacant, even in extremely desirable
retail locations and landlords have even resorted to inserting non-traditional
tenants such as deep discounters (i.e. Big Lots), thrift stores, (i.e. Goodwill)
and temporary tenants that would have been viewed as less desirable
tenants before the recession.
The overall retail vacancy rate for the Twin Cities increased sharply from
2007 to 2009 and is currently at 5.6% 2 (Figure 18). Furthermore, as demand
for retail space declines, many retail tenants are renegotiating leases and
putting downward pressure on rents. Since 2007, average quoted rates have
dropped from nearly $16 per square foot to around $13.50 per square foot.
Vacancy rates are at the highest rate in 14 years. Most retail development
that was planned for 2010 has been postponed, cancelled or scaled back in
scope.

2

CoStar
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Figure 18: Metro Area Retail Vacancy and Quoted Rents

Vacancy

125,000 square feet of retail and commercial space over the next 20 years.
Given the visibility of the study area, a large portion of this could likely be
captured within the study area. However, much of this demand was
predicated on household growth. Therefore, it is unlikely that this demand
will occur within the next five to 10 years.
Although there is not a lot of projected household growth in the South St.
Paul retail trade area, additional retail growth could be created by the large
amount of traffic on I-494. I-494 has an ADT of over 90,000 which is a
significant amount of traffic. Visibility and access to trip counts of this
magnitude are attractive to some types of retail and would present an
opportunity for additional retail growth even without household growth.
Highway oriented commercial development includes, but is not limited to,
restaurants, destination retail, convenience retail, office and automotive
dealerships. At present, there are very few opportunities for the
development of new, highway oriented commercial development along the I494 corridor.

The retail market in South St. Paul is dominated by the South Robert Street
corridor in West Saint Paul (Map on following page). This corridor consists of
over 2,000,000 square feet of retail space and contains most of the large
format, “big box” retail chains that have a presence in the Twin Cities metro
area. Other retail nodes that exist in proximity to the study area are mostly
smaller scale, neighborhood centers that feature strip retail with perhaps a
grocery store anchor. Exceptions to this are the Marie Avenue corridor in
South St. Paul, which has transitioned to service-retail and away from
traditional retail, and the southeast quadrant of I-494 and Highway 52,
which features a large cineplex and garden center.
The retail node at Highway 52 and Concord Street in Inver Grove Heights is
probably better classified as a community center because it has over 200,000
square feet of retail and features not only a large grocery store (Rainbow
Foods) but also a Wal-Mart. Although this retail node is not a neighborhood
center, it is clearly subservient to the much larger and retail-rich South
Robert Street Corridor.
As the predominant retail district in the immediate area, the South Robert
Street Corridor will directly impact the retail potential in the study area. As is
the case with the other retail nodes shown on the map, it is unlikely that the
study area could support much more than a traditional neighborhood center.
Furthermore, the Maxfield Research study from 2008 conducted for the
Dakota County CDA, noted that South St. Paul could support an additional
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Figure 19: Trade Area Retail Districts

situated north of I-494 in the former stockyard areas. Centered on the
Bridgepoint Business Park, this district has nearly 2,000,000 square feet of
industrial space with a vacancy rate around 4%, which is well below the
metro area rate and the Dakota County rate. This low rate vacancy rate for
industrial space north of I-494 suggests that pent-up demand may exist for
certain types of industrial properties.
Figure 20: Industrial Properties within 2 miles of I-494 and South Concord
Street

I ndustrial M ark et
Unlike the office and retail markets, the industrial market in the Twin Cities
has been improving over the last 12 months as manufacturing has begun to
rebound from the recession. The metro area vacancy rate for industrial
space has declined from a recent peak of 7.2% in the 1st quarter of 2010 to
6.6% currently (CoStar). In Dakota County, the trend has been similar with a
decline in vacancy from 9.3% to 7.6%.

According to the Maxfield Research study from 2008 for the Dakota County
CDA, it was calculated that South St. Paul would have demand for
approximately 225,000 square feet of additional industrial space through
2030 based on forecasted employment growth in the area. Industrial market
trends should be watched closely because demand can be heavily influenced
by regional and global trends in a wide variety of variables, such as fuel
costs, technological improvements, and governmental policy shifts. In many
ways, it is the most difficult of real estate sectors to forecast.

As noted previously, South St. Paul has a significant concentration of
industrial jobs in the warehouse and manufacturing sectors. This is reflected
in Figure 20, which shows a strong concentration of industrial properties
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Community Participation
Some of the greatest assets for this plan are the knowledge, interest and
contributions that the citizens, businesses, local officials, real estate
professionals and advisory committee made to the development of the vision
and plan. The planning process provided several opportunities for
community involvement in creative and practical ways to help shape the
future of the South Concord Corridor. The major forces, issues, and
opportunities associated with the corridor have been defined through a
series of interactive meetings, workshops and other public meetings.
One of the key early impacts from the community involvement phase was
the identification of positive and negative forces that were viewed to have a
powerful impact on the corridor but were located outside of the defined
study area. These forces were raised repeatedly at the Steering Committee,
community and business meetings and it quickly became apparent that any
efforts to stabilize and revitalize the South Concord Corridor would require a
broader look at the area and therefore, the scope of the study expanded to
include all of the land south of I-494 and between the bluff and river.
The results of the community exercises were synthesized into goals,
objectives, and subarea implementation programs to shape the vision for the
corridor and guide the creation of the plan.

STRENGTHS, WEAKNESSES, OPPORTUNITIES AND THREATS
(STEERING COMMITTEE AND BUSINESS OWNER MEETING)
Conducting separate SWOT exercises with these two key stakeholder groups
is beneficial because each group approaches the area from very different
perspectives. In general, Steering Committees have the benefit of being
able to take long term perspectives and consider goals that may impact parts
of the community beyond the study area. Local business groups often have
the advantage of being financially invested in the area and have a keen
understanding of the opportunities and challenges of maintaining a business
in the study area.

By comparing these two SWOT exercises side by side, additional insight can
often be gained that would not be evident if they were done in a combined
manner. Common themes between the groups, often represent issues that
will have strong support. Other issues that may be highly valued by one
group and low valued by the other may represent areas that have the
potential to be points of conflict or areas that may need additional design or
policy focus in order to uncover creative solutions that can result in “winwin” solutions.
In the SWOT exercise, every individual of each stakeholder group identified
their own issues that they thought were important to the corridor. These
were then added together to form a common list of issues for the entire
stakeholder group. Once all of the issues were identified, each group
member was allowed to cast a limited number of “votes” for the issues they
considered to be most important which then provided a measure of the
relative importance of each issue identified. The results of these exercises
are in the appendix.

Com m on Them es

Both groups felt that the keys to the strengthening of the area were to take
full advantage of the freeway access and the river. They felt that the area
was ripe for change due to the general affordability in the area and recent
public improvements. There was also common impression that strong plans
are needed for the area, both to provide guidance for local businesses and
also to assist with marketing the area in order to overcome past market
perceptions. Both groups frequently mentioned restaurants as a use they
would like to see in the corridor.

Areas of Differentiation

Although there was a lot of consensus between these groups, there were
some areas of differentiation. The Steering Committee viewed odors to be
one of the key issues that needed to be addressed (identifying it as both the
#2 and #3 weaknesses) whereas the local businesses barely mentioned this
as an issue. The businesses also expressed significant concern about the
lack of flood protection, which they viewed to be a significant threat to their
businesses. The other area of difference that will likely need more focus is
the interaction between residential and business uses. The local businesses
viewed the adjacent homeowners as a threat whereas the Steering
Committee expressed some hope that new residential development could be
a redevelopment opportunity.
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COMMUNITY ISSUES FORUM
A Community Issues Forum was held in the City Council Chambers on July
13, 2011. The forum provided an opportunity for all South St. Paul residents
and stakeholders to assist in the planning process. Participants were
provided an update on the progress of the planning effort and invited to
provide their own insights and concerns about the corridor as well as share
their hopes and vision for the future. The input process was informal and
flexible with participants being able to provide input via written response
and/or in depth one-on-one conversations.

P ositive Features:





The
The
The
The

recent infrastructure improvements along Concord Street
newer architecture of the law office and photography studio
Mississippi River Regional Trail (MRT)
small town atmosphere

Concerns or Negative Features:












Too many used car lots
Negative odors
Need to clean up the area
Outdoor storage needs to be better screened or eliminated
Residential, commercial and industrial building conditions
Considered dull or unappealing
Need more trees to replace those that were lost
Lack of shopping
Too much industrial
Ugly and depressing
Excess noise from industry

Visions for the Future:








A nice, clean area with attractions that bring the community
together
Family friendly
A free flow of foot traffic between the Study Area and the bluff
neighborhoods via some sort of pedestrian structure
Incorporate the river
A “Main Street” that was fun to walk along
More retail, restaurants
Strong connections to the construction landfill when it becomes
a park amenity

SURVEY OF VISUAL PREFERENCES
The Steering Committee completed a survey of visual preferences. The
purpose of the survey is to identify development types and characteristics
the community feels are positive and should be encouraged and also to
identify those that should be avoided. This information informed the plan
layout and the creation of implementation strategies. The Committee
evaluated over 200 images and samples of the results are on the following
pages.
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Preferred Retail Character

Negative Retail Character

Preferred Office/Flex Character
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Negative Office/Flex Character

Preferred Residential Character

Negative Residential Character
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Preferred Streetside Character

Negative Streetside Character

Preferred Site Amenities
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Preferred Site Amenities (Cont.)

Negative Site Amenities

Preferred Parking Areas
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Negative Parking Areas

Preferred Stormwater Treatment

Negative Stormwater Treatment

No stormwater images received a negative
rating.
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Preferred Signage

Preferred Signage (Cont.)

Negative Signage
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Goals & Objectives
The goals and objectives serve as the foundation on which the South
Concord Corridor Plan is based. These goals and objectives were created to
address the comments and issues raised during the community participation
process.

Goal 2: Create a m ix ture of uses in the corridor that tak e advantage
of the freew ay access and upgraded South Concord streetscape.

Goal 1: Develop South Concord as an attractive com m unity
destination that is safe, com fortable and convenient for
autom obiles, pedestrians, bicycles and transit.

b) Create a strategy for addressing the impacts of the hide plant, which is
incompatible with retail, restaurant, residential and office uses in its
current form and location

a) Provide strong connections between South Concord and new
riverfront destinations in the Danner site/DNR boat launch area

c) Eliminate all unpleasant odors that restrict high quality development in
this corridor

b) Develop attractive bicycle and pedestrian connections between the
Mississippi River Regional Trail, surrounding residential neighborhoods
and riverfront parks in South St. Paul and Inver Grove Heights

d) Develop logical, attractive roadway links between the Concord and
Hardman interchanges which are welcoming to visitors and minimize
conflicts between future retail customers and industrial truck traffic

c) Create design standards that ensure high quality development;
provide a sense of identity and ease transitions between
residential and non-residential uses

e) Provide design identity elements that establish South Concord as a
cohesive district with a clear identity that will be a beacon to freeway
traffic

d) Seek opportunities to consolidate off-street parking to better utilize
some of the interior sites off of Concord, allow movement between
businesses without reentering Concord, and minimize the domination
of the Concord streetscape with surface parking lots.

f)

a) Enhance the attractiveness of South Concord for retail
development, particularly restaurants

Create a strategy to move away from industrial uses and towards
residential, office and retail uses west of the railroad tracks

g) Create a strategy to move away from single family detached uses
along the east side of Concord.

e) Develop plans for the land adjacent to the corridor that is within the 100
year floodplain that is compatible with occasional flooding or has site
specific flood mitigation and supports the corridor, such as open space,
public gathering areas, structured parking and recreation
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Phasing and Design Principles
OVERVIEW

The purpose of this plan is to illustrate the intent of the goals and objectives
through design principles that serve as a guide to manage growth within the
South Concord Street Corridor. These principles should foster an attractive
destination with strong businesses, attractive neighborhoods and active
places that take advantage of the unique location and are safe, comfortable
and convenient for travel via automobile, foot, bicycle, and transit.
As outlined in the market study, most real estate segments have suffered
across the region due to the recession and therefore, it is important that the
redevelopment in this area be staged in a flexible and measured way in
order to be able to respond to the slowly improving market conditions. Each
phase is designed to stand on its own and supports the redevelopment of
the next phase. Where possible, market forces are captured to minimize the
amount of direct public involvement, although there will need to be
significant public resources utilized for public infrastructure, recreation and
brownfield cleanup.
The South Concord Street Corridor has many unique and positive features
that have not been fully utilized in the current development pattern. These
include the following:




Recent street and highway improvements with large traffic counts
The Mississippi River and MRT bikeway that are adjacent to the
corridor
Viewlines and access to and from the bluff neighborhoods

P lace M aking
One intent of this plan is to capture these opportunities in a manner that
improves the overall livability of the corridor. This plan responds to the
unique qualities of the setting to foster a genuine and memorable place.
This plan illustrates how to capitalize on numerous redevelopment
opportunities while simultaneously:






Creating a distinctive entrance to the corridor
Defining edges and transitions to neighborhoods
Minimizing conflicts between heavy truck traffic and
pedestrians/vehicles
Balancing vehicular needs with pedestrian safety and comfort as
well as, alternative modes of transportation
Improving the climate for reinvestment

Concept P lan
The concept plan illustrates the preferred mix and approximate location of a
variety of land use types. Together with the zoning ordinance, these
guidelines focus on the following overall objectives:
•

Improve internal traffic flow between interchanges

•

Increase commercial opportunities in highly visible highway locations

•

Increase housing density and housing opportunities within the
corridor

•

Improving transitions and compatibility between uses

•

Promote an interesting mix of building styles, scales and massing for
each type and planning area

•

Integrate streetscape and pedestrian scale amenities and open
spaces within the corridor

•

Minimizing conflicts between truck, vehicle, pedestrian and train
traffic
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Figure 21: Concept Plan
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GENERAL CORRIDOR RECOMMENDATIONS
The goal of the South Concord Corridor Design Guidelines is to provide
implementation steps to create a “sense of place” and improve the quality of
life for the City of South St. Paul. The design of buildings, streetscapes,
open spaces and landscaping must be woven together to reinforce a strong,
cohesive and new identity for South Concord. Creating guidelines and other
supportive ordinances ensures new development or redevelopment will
reinforce the character of the corridor and individual planning areas within it.

2. P arking Lot Treatm ents
Parking lots are a necessity in urban settings. They can, however, break up
the continuity of otherwise organized building forms.


Parking lot frontage along streets should be reduced (with standards
for parking at the rear or sides of buildings), and their edges and
interiors should be landscaped



Where feasible, to reduce overall parking on sites, strategies should
be created for shared parking between uses, taking advantage of
peak and off-peak cycles, business hours, nighttime activities and
other needs. This could either be accomplished with flexible shared
parking standards on private property or for maximum flexibility
could be accomplished with common lots that are either City owned
or part of a district parking concept. The latter could be an
attractive option in this area since common parking lots can be cost
effective methods for addressing difficult concentrations of of
brownfield contamination.



New policies should be encouraged that reduce parking
requirements through travel demand management techniques
including reductions for transit, car pooling, bike parking and other
creative approaches.



Unless otherwise indicated, wherever a surface parking lot faces a
street frontage, such frontage shall be screened with a decorative
wall, railing, hedge, or a combination of these elements, to a
minimum height of two and one half feet (2 1/2') above the level of
the parking lot, at the build-to line.

The purpose of the guidelines is to:


Offer a guide for growth that is flexible and will respond to
fluctuating market conditions



Respond to the vision desired by the community



Maximize the potential for market synergy and reinforce urban
design, redevelopment and economic development objectives



Improve the character of the corridor by creating pedestrian-friendly
streetscapes and by strengthening connections with nearby points of
interest



Foster high quality architecture and site planning consistent with the
concept plan

General Corridor R ecom m endations:
1. Site P lanning and Relationship to Corridor P lan
The placement of buildings along the corridor has a profound effect on the
character of the pedestrian environment.

3. Building Form s (All)


Buildings should address the street, particularly at intersections,
providing unique corner treatments, windows, and access points to
create interest at the street level.



Buildings should be placed close to the street with the primary
entrances on the street





At street intersections, buildings should be placed on the corners to
emphasize and define those intersections

Multi-level and mixed use buildings also add significant benefit to the
corridor, as their mass helps to define and frame the street.





Parking areas should be placed behind or to the side of buildings

For the properties north of the manufactured home park, the
buildings fronting South Concord and Richmond Street should be a
minimum of two stories with a minimum height of 24 feet
(commercial) or 16 feet (residential).



The primary façades of buildings of 60 feet or more in width should
be articulated into smaller 20-40’ bays through the use of different
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textures, division into storefronts (commercial), ornamental features
such as arcades or awnings or by division of the building mass into
several small segments.


Entrances shall be no further apart than 100’.



Façade treatm ents


Commercial, office and mixed use buildings should have a well
defined base, middle and top. The base or ground floor should
appear visually distinct from the upper stories through the use of a
change in building materials, window shape or size, an intermediate
cornice line, awning, arcade or portico, or similar technique.



The base or ground floor of the building should include elements
that relate to the human scale, including texture, projections, doors,
windows, awning, canopies or ornamentation.

4. Building Form s (Residential)
Residential buildings may take different forms, such as townhomes,
condominium or apartment buildings.


They should address the street, be constructed of high-quality
materials, and possess various roof lines.



There should be a clear but approachable differentiation between
public and private space and units shall be at least two and one half
(2 ½’) above the street level in the front yard.



Interior parking should be provided to improve security, minimize
surface parking and improve the quality of life for residents. Some
surface parking is acceptable for guest and overflow parking.



Plaza spaces should be provided in order to give residents
opportunities to access the buildings and enjoy outdoor space
sheltered from the street.



Large multi-family residential buildings should use varied roof lines
to add visual interest including varying heights and cornices, using
roof lines to note entrances and establishing contrasting roof lines at
street corners.

5. Building Form s (Com m ercial & M ix ed Use)
Retail chain establishments typically desire a specific architectural motif in
order to establish a corporate identity and emphasize consistency in their
network. In many cases, this standardized architecture conflicts with the
urban character desired by the community. There are ways, however, of
incorporating the franchise’s desired signage and even some building
treatments while still encouraging the basic principles of commercial building
design discussed above.

Roof design

A building’s roof line can establish its individuality and interest within the
context of a commercial/office area and a variety of roof lines from building
to building can add visual interest to a mixed use area. Some techniques
that add interest include varying heights and cornices within an otherwise
unified design scheme, using roof line change to note entrances or
commercial bays and establishing contrasting roof lines at street corners.

6. Signage
Commercial areas, with the many businesses vying for attention and
attraction from major roadways, can become cluttered with signs. This is
particularly true in a corridor with highway frontage and significant grade
changes that can encourage businesses to seek larger and taller signs than
would normally be considered acceptable.
Signs should address the scale of the pedestrian, be simple in materials and
message and enhance the overall street environment. This is not to say that
signs cannot be colorful, unusual, or unnoticeable. Interesting signs can add
a memorable dimension to a commercial area. In essence, signs should
effectively communicate the character of the business they advertise without
overwhelming the pedestrian streetscape.


Encourage convenience businesses (gas, food, lodging) along
highways to take advantage of MnDOT’s logo signs program. This
can eliminate some of the pressure for excess signage. Additional
information on this program can be found at the following location:
http://www.dot.state.mn.us/logosigns/



With the exception of along the I-494 frontage (Area 1A), pylon
mounted or monument box signs should be prohibited in accordance
with the results of the visual preference survey. Pylon signs are

Franchise establishm ents


Should still address the street with windows and prominent
entrances



Parking and drive-throughs should be located towards the side or
rear

Unique corner treatments should be provided

SOUTH CONCORD CORRIDOR PLAN 36

already restricted to only the I-494 frontage area by existing zoning
regulations.




Due to the increasing distance between the I-494 roadway surface
and the site grades as you move eastward from South Concord, it
would be beneficial to create a key beacon sign near the South
Concord interchange. This should have a high aesthetic value to
establish a baseline for future development and could provide key
branding for the entire area. Consideration should be given to
providing opportunities for frontage road business signage (ie. a
shopping center) in lieu of individual business pylon signage both to
improve business visibility and improve overall aesthetics.

9. Storm w ater Treatm ent
In the visual preference survey, alternative forms of stormwater treatment
scored very well. In recent years, there has been significant developments
in stormwater treatment including natural systems, such as rain gardens,
green roofs and tree trenches to largely mechanical systems such as vaults.
Because the Mississippi River is such as significant influence on the area, the
South Concord Study Area presents an opportunity to continue the water
theme in its stormwater systems.
Figure 22: Pervious Paving, Structural Soil and Infiltration Planting Beds

In the Richmond Street area, projecting signs should be allowed over
the public right-of-way on city streets in accordance with the results
of the visual preference survey and to support the planned
traditional development character.

7. Trash Handling


All trash, recyclable materials, and equipment for handling them,
including compactors, shall be totally screened from ground level
view from public streets and adjacent properties, located in the side
or rear, either by being stored within the principal structure, one
hundred percent (100%) screened from view by the principal
building, or stored within accessory structures.

8. Loading Docks


Loading docks shall not be located in the front yard and shall be
completely screened from ground level view of public streets and
public open spaces, by means of landscaping which is at least eighty
percent (80%) opaque at the time of installation, or by a screen wall
of the same materials and colors as the principal building.
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SPECFIC AREA RECOMMENDATIONS
Figure 23: Phase 1 (Areas 1A and 1B)

Area 1A is the northernmost subarea and a key catalyst area that serves

as the foundation for all of the future phases. Area 1A has excellent
proximity and good visibility from I-494 and is west of the large public open
space adjacent to the Mississippi River. The MRT is along the SE corner of
the subarea and looks onto the subarea from both the east and south as it
winds around the Dakota Bulk Terminal.
The current mix of uses lacks a cohesive character and includes a wide range
of uses in a small area, including heavy industrial, office and vacant retail
with little or no buffering. Building and infrastructure conditions vary widely
and there are significant deficiencies in public and private paving. With the
exception of the MRT, there is little accommodation for non-motorized
transportation, effectively creating a barrier between the MRT/Riverfront and
the development in 1A.

Figure 24: View of Area 1A from the West
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Figure 25: View of Area 1A from the MRT

Figure 26: Area 1A Existing Circulation

Area 1A is immediately adjacent to two highway interchanges, which
provides proximity to highway traffic, yet none of the businesses in this area
are the types of businesses that would be expected along a desirable
highway frontage property such as this and the local road network appears
to play a role in this. The existing local road network is complex and orients
the sites away from the highway.
As illustrated below, vehicles that want to move from one interchange to the
other or to access a business with highway frontage requires several
hundred feet and multiple turns in order to wind through the site, including
two crossings of an active rail line. This is not a desirable access situation
which is further exacerbated by the mixture of modes including passenger
vehicles, heavy trucks and pedestrians/bicycles on the MRT.
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In this plan, the circulation is greatly simplified with a direct connection
between the Concord and Hardman interchanges. This direct connection has
several advantages including:


The elimination of two crossings of the main rail line improving the
reliability and safety of the connection



The creation of a functional frontage road system will divert local
trips from the regional highway system (I-494) and relieve future
pressure on either interchange. Any future need to widen I-494
would be extremely expensive since it is elevated and to the extent
possible, it will be far less expensive to accommodate trips off of
the regional system where they can utilize at grade streets.



The creation of the new frontage road will open up sites for
highway oriented development which should increase demand and
provide additional value to landowners

Figure 27: Transportation Phasing

It should be noted that the creation of the frontage road does not come
without costs. In addition to the costs of street construction, the road
alignment will require the elimination of the uses identified as “Office” and
“Twin City Hide and Tanning”.
The office use should be a relatively straight forward relocation, given the
lack of unique site attributes of its current location and the number of
possibilities for similar or superior space north of I-494.
The relocation of Twin City Hide and Tanning could be more complex both
because of its size and the nature of the use. Hide tanning is a use that
traditionally has been very difficult to site because it is one of a handful of
uses that are commonly prohibited in zoning ordinances due to the
unpleasant odors that can be generated and other potential environmental
concerns. In addition, although no environmental analysis was conducted as
part of this study and therefore the conditions at this site are unknown, it
would not be surprising if redevelopment of this site could have substantial
costs for environmental cleanup.
At first glance, these factors could be expected to generate significant
resistance from the plant due to the difficulty they would have in finding
another location to operate. However, there are some potential advantages
to the plant as well.
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Currently, the hide plant operation is contained in a building that is showing
its age and does not have many of the features that a modern tanning
operation would have such as a negative pressure building and other odor
mitigation. To retrofit this building to meet modern standards could be
complex and costly. However, continuing to operate in a functionally
obsolete building at the current site makes it difficult if not impossible to
contain unpleasant odors and creates a business risk to the plant since it is
vulnerable to public or private sector legal intervention to compel it to control
the releases.
The current plan could create a win-win opportunity where a suitable site
could be identified within South St. Paul where a modern hide plant could be
constructed. This would eliminate the business risk to the hide plant and
also eliminate the large barrier of trying to find a host city for this type of
use. For the City, working out a negotiated solution could reduce the costs
of site acquisition.
Another benefit to the hide plant is that at the current site, there is very little
room on the site for expansion as the building is large and employee parking
spills out onto unpaved, irregular parking spaces. This limits growth
opportunities and also creates another business risk since failure to provide
adequate, paved parking spaces that meet City codes could be an
enforcement issue for the business in the future.
As mentioned earlier, the environmental condition of the site is unknown but
may have the potential to be a brownfield. If that is the case, the property
owner could be determined to be a responsible party and if so, they could
have a significant financial obligation to clean up the site in the future. As a
responsible party, there are very few options for financial assistance in this
cleanup process, so it is, in effect, a hidden liability to the operation. By
relocating, it may be possible to access additional brownfield funding sources
since the owner of the property (the City of South St. Paul) would not have
been responsible for the contamination. This is a significant and complex
issue, however, so any attempts to utilize this process should be examined
thoroughly by skilled experts to be certain that requirements can be met and
the City can have access to these funds prior to agreeing on settlement
amounts.
Finally, a final benefit to the hide plant is that as shown on Figure 4, the hide
plant is currently within the 100 year flood plain. This can create a
significant risk to the ability to continuously operate the business in flood
conditions and complicate insurance coverage. By relocating the business to

another site outside of the floodplain, this risk could be minimized. For
redevelopment and valuation purposes, the feasibility of raising this site out
of the floodplain should be explored in more detail.

Area 1A R ecom m endations:
As the main entrance into the corridor, Area 1A buildings and sites should
project the image and character of an attractive and distinctive gateway into
the corridor.

1. Land Uses


Uses should include a wide range of retail sales and service
establishments including restaurants, offices, office-showrooms,
mixed or multi-use developments, drive-through uses in conjunction
with permitted uses and civic and public uses.



In order to create a desirable intensity of commercial activity and to
provide long term property tax generation, a minimum level of
building intensity should be established. This can be accomplished
by creating a minimum Floor Area Ratio (FAR) of 25-30%.



In addition to the property that will be required for the new frontage
road, it will be important to involve the Thompson Motors site in
initial stages either through public purchase or a cooperative
agreement with the landowner. This site has a significant impact on
defining the character of this frontage road area due to its key
location near the frontage road entrance. In addition, following the
acquisition of the office building, the City or HRA will own two strips
of land that will have their highest value if combined with the
Thompson Motors site.

2. P arking


On-street parking shall be permitted along the internal side streets in
Area 1A but should not be on the frontage road itself to encourage
the free flow of traffic and encourage truck traffic away from other
parts of the study area.



In order to encourage the shared use of parking spaces and
minimize surface parking lots, on-street parking located directly
adjacent to a lot shall count toward fulfilling the total parking
requirement. This is not currently allowed by the City’s zoning code.
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Parking structures may be constructed. A new parking structure shall
maintain a setback equal to the required setbacks except that where
such parking structure is adjacent to other parking in a side or rear
yard condition, the parking structure may have a zero setback to the
adjacent parking.
Drive-through lanes are not encouraged within the build-to line or in
front of any building; they should be located to the side or rear of a
building.

glass (60%) with other complementary materials should be
encouraged.


Building entries shall be visually attractive with accent elements
including canopies, overhang or portico; recess or projection in the
building façade, or other architectural detailing.

4. Building Form s



Surface parking shall be located to the side or rear of buildings
whenever possible.





Policies shall be prepared to encourage shared parking solutions that
take advantage of uses that have peak parking demands at different
times of day or times of year.

Buildings should be located 10-15 feet from the right-of-way along
all street edges with 40% of the building frontage meeting this buildto line



On lots with more than one street frontage, the build-to line shall
apply on each side fronting a street. The build-to line may be met
either with an enclosed building or an arcade constructed with a
permanent roof of the same materials as the remainder of the
building.



Main building entries shall face a public street.



The maximum building heights in Area 1A shall be six stories. The
minimum height of office buildings shall be two stories.



Any interior parking lots shall provide a landscaped area of at least
300 square feet for each 12 spaces containing a mixture of trees,
native grasses, perennial plants and shrubs.



Street tree spacing should be determined by the expected mature
size of the tree. Generally, trees should be planted at a spacing of 25
feet to a maximum of 30 feet on-center. It is recommended that the
trees be planted in clusters of 3 to 5 trees to create a continuous
tree canopy along the street. The recommended spacing should be
considered a general target to allow for trees to be adjusted to local
street conditions such as soil conditions, setbacks, utilities,
driveways, bus/transit stops, signage and building entrances.

3. Architectural Style
No single architectural style is required for Area 1A.


Buildings containing office and retail uses shall maintain forty
percent (40%) minimum window coverage on each first floor front
that faces a street or public open space.



Buildings of more than 40 feet in length shall be divided into smaller
increments through articulation of the façade.



Architectural elements should be arranged symmetrically across the
façade in regular and logical manner.



A diverse mix of durable high quality materials shall be provided.
Vinyl or metal siding shall not be allowed. The use of brick, stone,

5. P edestrian/ Bicycle Connections


Nonmotorized connections should be made to the MRT



Nonmotorized connections should be made to the Richmond Street
via Schumacher Road.



On street trails should be prohibited on the frontage road



An internal pedestrian circulation system should be created among
uses which could be either streetside sidewalks or an internal
sidewalk system protected by easements.

Area 1B is at the opposite end of the study area and consists of the

development on the west side of South Concord Street and the areas on the
east side of the street that are located between the City limits and the
manufactured home park. This area contains a number of small commercial
and residential lots.
The lots on the west side are constrained by the short distance between the
bluff and South Concord. This leaves very little room for internal circulation
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between uses and therefore it is anticipated that development in this area
will consist of businesses in smaller buildings with direct access onto South
Concord.
The sites on the east side of South Concord are also site constrained by the
railroad and South Concord. The uses on the east side of South Concord are
predominantly residential in nature with a few scattered nonresidential uses
such as an auto sales lot, a vacant restaurant, an auto body shop and a tape
company. The non-residential uses are also site constrained leaving little
opportunity to adequately buffer these uses from the surrounding residential
uses.
Access to lots on the east side is generally via an alley system at the rear of
the properties. This alley is actually located within railroad right-of-way
which complicates maintenance and enforcement issues since it is private
property serving a public purpose. The lack of depth of the lots provides
little opportunity to relocate the alley off of railroad property. The City of
South St. Paul has approached the railroad about paving the alleys, but has
been unsuccessful to date.
The residential properties on the east side of South Concord are some of the
oldest homes in the community and show some significant signs of decline.
Property maintenance issues are visible including a significant amount of
parking on unpaved surfaces. Immediately behind the residential
development is the railroad and MRT.
Figure 28: The East Side of South Concord

Ownership on both sides of Concord Street is fragmented which complicates
any attempts at large scale redevelopment. For this reason, the stabilization
strategy proposed is more incremental, with equal emphasis on
encouragement and enforcement.

Area 1B R ecom m endations:
1. Land Uses


The west side of Area 1B shall support small scale infill retail and
services with a lower parking demands north of the existing
manufactured home park. These include uses such as small offices
(insurance, legal, etc.), professional services (photography studio,
salon, etc.) but should prohibit uses with high parking demands,
such as restaurants or businesses with drive throughs. South of the
manufactured home park, the land uses will transition to residential
uses due to the amount of existing residential, lot configurations and
the increased distance from I-494.



The east side of Area 1B should gradually move away from nonresidential uses. With small lot sizes, there is very little opportunity
for effectively managing customers, providing adequate buffers or
the on-site traffic movements necessary for commercial and
industrial uses including loading.



The east side of Area 1B should contain residential uses that are
compatible with small lots and close proximity to the street to
maximize the lot utilization. This could consist of attached row
house style townhome development or detached townhomes.
Figure 29: Townhomes with Elevated Floors
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2. P arking


Commercial use parking shall be located to the sides or rear with
flexibility for unusual site configuration.



Where possible, commercial uses should be oriented to have a
shared parking lot between two uses so that access can be limited to
a single point on South Concord.



Residential parking shall be accommodated through rear loaded
garages with driveways accessing from the rear alley.



When the City begins negotiations with the railroad about
eliminating access points in Phase 1A, it should attempt to reopen
negotiations regarding the alleyway in Phase 1B to achieve a more
suitable relationship regarding the long term operation and
maintenance of the alley.



Parking on unapproved surfaces should be effectively enforced in
this area to prevent further decline. This type of regulation should
be able to be enforced on both public and private land, including
the railroad right-of-way and rear yards. This type of enforcement is
also effective in preventing too many vehicles for a home, which is
one of the most common complaints when single family homes are
converted to rentals.

4. Building Form s


Buildings should be located no more than 10-15 feet from the rightof-way along all street edges.



Residential buildings shall face South Concord Street.



Commercial buildings can face either South Concord or a shared
parking area between two businesses, provided that the façade
facing South Concord has a level of finish consistent with a front
façade as outlined in the architectural style section.

5. P edestrian/ Bicycle Connections
The South Concord area has a wonderful regional recreational resource in
the MRT. Unfortunately, this resource is physically disconnected from most
of the established residential population due to the bluff line.


An engineering study should be commissioned to examine
alternatives for creating a bicycle/pedestrian connection between the
neighborhoods on the bluff line and the MRT. This should connect
the MRT to such destinations as Harmon Park, McMorrow Field and
future development on the landfill site south of Poplar Street. The
concept plan shows a potential location for a pedestrian structure in
the vicinity of Harmon Park. The study should look at issues such as
alternative connections, ADA compliance, feasibility, crossing
locations on South Concord and the final link between South
Concord and the MRT.



The west side of South Concord is currently served by a new
sidewalk system and no further pedestrian improvements are
necessary.



The east side of South Concord has exceptional access for nonmotorized travel with a sidewalk along the roadway and the MRT at
the rear of the lots.

3. Architectural Style
Residential architectural style shall contain the following:
•

A diverse mix of durable high quality materials shall be provided.
Vinyl or metal siding shall be prohibited. Fiber cement siding shall be
permitted. The use of brick, stone, glass and stucco shall be
encouraged for at least 50% of the façade visible from the street
with other complementary materials.

•

Individual building and unit entries shall be emphasized through
changes in height, scale and massing.

•

Due to the close proximity to South Concord and to emphasize the
row house character, residential uses shall have a first floor elevation
a minimum of two feet six inches (2'6") above the sidewalk elevation
immediately adjacent to the front of the residential unit. All such
residential units must meet ADA and other applicable access
requirements.

The area immediately adjacent to the MRT was included in the first phase
due to the importance of upgrading the MRT experience as a catalyst for
future development, particularly residential and office development. There is
also a financial incentive as well since the earlier that landscaping, such as
trees can be installed, then the smaller that tree stock can be and still have
the same impact.
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Begin a regular program of upgrading the landscaping along the
MRT so that it provides an improved experience for users and gives
the City a positive image that is comparable to other communities
along the route.



Repair and replace worn or damaged equipment such as park
benches and informational signage



Explore more aesthetically pleasing alternatives or landscaping to
buffer the slat fence along the north edge of the Dakota Bulk
Terminal

Figure 30: MRT

6. Other


The alley that is on the railroad right-of-way should be signed to
prohibit semi truck access.
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Figure 31: Area 2

Area 2 is located immediately south of I-494 and west of the Mississippi
River. The area is largely devoid of buildings. The north side of the area is
in public ownership but is not yet fully developed open space. The
composting facility is located nearby.
The DNR has a boat launch on the northeast corner of Area 2 that is well
used. The access to this boat launch is less than ideal as it comes from
north of the I-494 bridge which is an industrialized area.
The south end of Area 2 is the site owned by Danner, Inc. This site is
currently undergoing large scale rock crushing and filling activity to raise the
site out of the floodplain and prepare it for future development.
The MRT is a key feature of this area as it runs along the south and east
edges.
Immediately south of Area 2 is a large area of wooded open space along the
Mississippi River.
The plan for Area 2 shows the area as an employment center with a
combination of commercial office and open space amenity area. The intent
is to develop the Danner site with businesses that place value on close
proximity to the regional highway system, downtown St. Paul, trail systems,
and the beauty of the Mississippi River. This type of location can be
attractive to office development although, as indicated in the market study,
significant new office development may not occur until after the economy
improves and absorbs some of the excess vacancy in the St. Paul market.
Most of this proposed employment center is on the Danner property
although it was extended slightly to the north because there is a site there
with known contamination. This contamination can more easily be managed
with a “capping” end use such as a parking lot rather than a use like
residential or recreation.
The plan further emphasizes this link to the natural environment and a
higher level of amenity with the inclusion of a significant landscaped median
along the main roadway within the Danner development. This roadway
connects through the future parkland and creates a better connection to the
DNR boat facility.
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Figure 32: Concept Drawing of Boulevard Street Public Realm
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This Danner site boulevard street connects to a civic plaza that could be
public or privately owned and operated. This sort of civic plaza can be an
important amenity feature for office development and a focal point for public
activities and civic pride. The primary objectives for the civic plazas is to
create stronger connections between existing amenities and provide better
meeting places for all types of activities such as outdoor festivals, coffee and
lunch breaks, and art displays.

Figure 34: Nicollet Commons

A successful example of this sort of civic plaza is the Nicollet Commons in
Burnsville.
Figure 33: Nicollet Commons
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Area 2 Recom m endations:
1. Land Uses


Uses should include professional offices; flex office space, officeshowrooms, mixed or multi-use developments, and higher density
multi-family residential in apartments, or condominiums.



A key component of this area is the integrated system of open
spaces including a new river front park, connection to the MRT trail
and greenway which extends through the heart of the corridor.
Place making and connectivity are important site development
considerations, linking each “area” with major public spaces nearby.

3. Architectural Style
Architectural standards should be similar to the City’s current CGMU-1
standards and contain standards such as:
•

Buildings containing nonresidential uses shall maintain forty percent
(40%) minimum window coverage on each first floor front that faces
a street or public open space.

•

Buildings of more than 40 feet in length shall be divided into smaller
increments through articulation of the façade.

•

Architectural elements should be arranged symmetrically across the
façade in regular and logical manner.



To maximize as a catalyst for development in Area 2 and other
phases, a park should be developed that is more passive in nature.
This type of park should have looping trails and points of interest
such as a variety of natural and man made landscape.

•

For nonresidential uses, a diverse mix of durable high quality
materials shall be provided. Vinyl and metal siding shall be
prohibited. The use of brick, stone, glass is encouraged on at least
60% of the building façade with other complementary materials.



If soil conditions are adequate, the area south of Area 2 and east of
the Dakota Bulk Terminal should be studied as another potential
area for a looping trail (paved or unpaved) that could highlight the
unique natural features of a floodplain area.

•

Building entries shall be visually attractive with accent elements
including canopies, overhang or portico; recess or projection in the
building façade, or other architectural detailing.

•

For residential uses, a diverse mix of durable high quality materials
shall be provided. Vinyl and metal siding shall be prohibited. Fiber
cement siding shall be allowed. The use of brick, stone, glass and
stucco is encouraged on at least 50% of the façade with other
complementary materials.

2. P arking


On-street parking shall be permitted along streets in Area 2 for
shared parking uses. On street parking adjacent to a lot shall count
toward fulfilling the total parking requirement for the uses on that
lot.



Parking structures may be constructed. A new parking structure shall
maintain a setback equal to the setbacks required above, except that
where such parking structure is adjacent to other parking in a side or
rear yard condition, the parking structure may have a zero setback.



Resident parking shall be provided under the building or in
townhomes within rear loaded garages. Guest parking may be
accommodated through surface parking, although on-street parking
on adjacent roadways should be utilized in calculating that parking
requirement.

4. Building Form s


Buildings should face the public street and project the desired image
and character of the corridor.



Buildings should be located 10-15 feet from the right-of-way along
all street edges with 60% of the building frontage meeting this buildto line.



On lots with more than one street frontage, the build-to line shall
apply on each side fronting a street. The build-to line may be met
either with an enclosed building or an arcade constructed with a
permanent roof of the same materials as the remainder of the
building.
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Minimum building heights for non-residential uses in Area 2 shall be
two stories with a maximum of six stories.



Stack residential shall follow similar build-to lines as office buildings.
Whenever residential uses are included on the first floor, the first
floor elevation shall be a minimum of two feet six inches (2'6")
above the sidewalk elevation immediately adjacent to the front of
the residential unit. In addition, each first floor unit fronting on a
sidewalk must have an individual private entrance at street level. All
such residential units must meet ADA and other applicable access
requirements.
Figure 35: Mississippi River and DNR Boat Launch
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Figure 36: Area 3

Area 3 is located along Richmond Street between South Concord Street
and the railroad tracks. The Richmond Street intersection is signalized and
the street becomes Dale Place as it goes westward up the bluffline.
Richmond Street currently has five business locations and the City public
works facility. Two of the business locations are currently vacant and one of
the businesses is a low intensity business, consisting predominantly of open
storage.
Richmond Street drops in elevation quickly from South Concord and FEMA
maps indicate that the old nursery and Cherokee Manufacturing facilities are
within the 100 year floodplain. Some portions of the roadway are in poor
condition.
Richmond Street is a key transition area in the plan. It sits at the crossroads
with one of the two primary access points to the bluff neighborhoods and
therefore is a key linkage to the broader community. It also is the area
where market forces and visibility from I-494 begin to diminish slowly
reducing the viability for commercial activities. South of this area, residential
market forces likely begin to rise in importance.
The plan proposes that Richmond Street should transition to a more
traditional mixed use walkable development that supports a wide range of
commercial and residential opportunities. The objective for this area is to
create a unique entrance at Richmond Street with distinctive streetscaping
and mixed use buildings framing the street edges. The traditional mixed use
development pattern will allow an expansion of the retail trade area
established in Phase 1 because the destination character can feed off of that
area and offer a different, more destination-oriented retail character.
Although there is often a significant amount of community desire for this sort
of traditional walkable land use, it is not a strong enough desire to serve as
an initial catalyst project. Patience will be the key to success in this area.
Area 3 must build upon the past successes of Areas 1 and 2 so that there is
a clear indication to the market that the character of development on South
Concord is changing. Once Area 1 has developed, it will establish South
Concord as a retail destination. Once Area 2 begins to develop, it will
provide key recreation, architectural upgrade and daytime workforce that will
support development in Area 3.
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Unfortunately, not all portions of Area 3 have the luxury of patience. The
street infrastructure is showing significant signs of wear and the approach of
the end of its useful life. It is likely that it will need to be replaced in
advance of redevelopment activities forcing decisions on whether the street
reconstruction should be designed for the current development conditions or
the planned development conditions.
The design of the streetscape in traditional walkable neighborhoods is a
critical component and one that should be designed carefully. However, it
also is a more expensive type of street construction and therefore premature
construction diverts scarce resources from other worthwhile projects.
The goal of the street reconstruction design process should be to consider
both the current needs on Richmond Street and where possible, anticipate
the future design so that reconstruction can be minimized. Likely initial
design changes could include items such as establishing a new curb line that
includes corner “bump outs” and on street parallel parking areas, street
trees, utility stubs, and the installation of conduit for future decorative street
lighting to eliminate the need for future pavement cuts. The installation of
bump outs will also discourage truck traffic and encourage it to use the
frontage road as planned. This will begin to separate the passenger and
truck traffic flows, but also extend the life of the Richmond Street pavement.
If stormwater improvements are required, the design of these improvements
should anticipate the future stormwater needs of the eventual development
to take advantage of areas that are naturally lower in elevation and preserve
valuable higher elevation locations for development purposes. Future
development needs should also be considered when deciding on the street
elevation. In this area, the grades are very close to the 100 year floodplain
levels and there have been some water events that have touched the
eastern edge of Area 2. Any improvement of street elevation provides
additional reassurance to the private sector that they will be able to have
uninterrupted access to their properties.

Area 3 Recom m endations:

2. P arking


Surface parking shall be located to the rear of buildings whenever
possible.



Policies shall be prepared to encourage shared parking solutions that
take advantage of uses that have peak parking demands at different
times of day or year. This could include a future shared parking lot
operated through a district parking mechanism or other
public/private partnership.



Any interior parking lots shall provide a landscaped area of at least
300 square feet for each 12 spaces containing a mixture of trees,
native grasses, perennial plants and shrubs.



Resident parking shall be provided within buildings with rear or side
loaded access. Guest parking may be accommodated on adjacent
public streets or through participation in the district parking facilities.
On street parking adjacent to a lot shall count toward fulfilling the
total parking requirement for the uses on that lot.



3. Building Form s


Mixed use and commercial use buildings fronting Richmond Street
should be located 0-10 feet from the right-of-way along all street
edges with 60% of the building frontage meeting this build-to line.



Build-to lines along South Concord shall be 10-15 feet with 60% of
the building frontage meeting this build-to line.



On lots with more than one street frontage, the build-to line shall
apply on each side fronting a street. The build-to line may be met
either with an enclosed building or an arcade constructed with a
permanent roof of the same materials as the remainder of the
building.



Main building entries shall face a public street. Outdoor plazas and
restaurant seating is encouraged.



There is no minimum building height requirement in Area 3.
However, two stories are encouraged with a maximum of four
stories.



Stack residential shall follow similar build-to lines as mixed use
buildings.



Whenever residential uses are included on the first floor, the first
floor elevation shall be a minimum of two feet six inches (2'6")

1. Land Uses


Uses should include mixed or multi-use developments, retail, office
and multi-family residential in apartment, condominium or higher
density townhomes.
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above the sidewalk elevation immediately adjacent to the front of
the residential unit. In addition, each first floor unit must have an
individual private entrance at street level. All such residential units
must meet ADA and other applicable access requirements.

Figure 37: Urban Rain Garden

4. Architectural Style
Architectural standards should be similar to the City’s current CGMU-1
standards and contain standards such as:
Commercial and mixed use architectural style shall include:


Buildings containing office and retail uses shall maintain forty
percent (40%) minimum window coverage on each first floor front
that faces a street or public open space.



Buildings of more than 40 feet in length shall be divided into smaller
increments through articulation of the façade.



Architectural elements should be arranged symmetrically across the
façade in regular and logical manner.



A diverse mix of durable high quality materials should be provided.
Vinyl and metal siding shall not be allowed. Brick, stone, and glass
should be use on at least 60% of the façade along with other
complementary materials.



Building entries shall be visually attractive with accent elements
including canopies, overhang or portico; recess or projection in the
building façade, or other architectural detailing.

Residential architectural style shall include:


Provide a diverse mix of durable high quality materials. Vinyl and
metal siding shall not be allowed. Brick, stone and glass should be
encouraged on at least 50% of the façade along with other
complementary materials.



Individual building and unit entries should be emphasized through
changes in height, scale and massing.



Whenever residential uses are included on the first floor, the first
floor elevation shall be a minimum of two feet six inches (2'6")
above the sidewalk elevation immediately adjacent to the front of
the residential unit. In addition, each first floor unit must have an
individual private entrance at street level. All such residential units
must meet ADA and other applicable access requirements.
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Figure 38: Area 4

Area 4 is located south of Area 3 between South Concord and the railroad
tracks. The southern edge of Area 4 is the existing manufactured home
park. Currently, there are several businesses located in the area that are
characterized by small buildings with large areas for vehicle storage such as
trucking companies and contractor yards.
The plan shows Area 4 slowly transitioning to multi-family residential uses in
the future in the form of apartments, condominiums or higher density
townhomes. This phase builds upon the previous three phases and
particularly the proximity to the MRT, Phase 2 recreational areas, Phase 2
employment and the character of Phase 3.
The character of the multi-family development continues with the themes of
quality, amenity and connections found in previous phases, but the design
standards have increased flexibility in the building form areas as long as they
do not affect the overall study area character. This is due to the lack of a
critical internal street and the desire to diversify the product types in the
study area and encourages innovative design on some irregularly shaped
lots.
Since this is a longer term phase, largely filled with existing businesses, it is
important to manage the use transition so that existing landowners have the
advantages of greater returns on their investment for future redevelopment
possibilities, while also retaining their ability to continue to operate their
existing businesses in the interim period.
These types of uses are attractive for redevelopment because there is less
money being spent on structures that end up being demolished which
creates waste in the transaction since a developer has to pay for the
buildings but they provide no value to the development. As can be seen in
the table below, these buildings tend to have very little land area tied up in
finished building space with a range from 1% to 6.5%. The land price
therefore, makes up a larger proportion of the property value, which creates
opportunities for profit on both the buyer and seller’s positions and
minimizes the need for the use of public funds to bridge a financing gap.
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Table 3: Lot Coverage of Existing Businesses

Address
11XX Concord
398 Richmond
1129 Concord
1201 Concord
1301 Concord

Finished Space
(S.F.)
5,016
15,400
1,840
3,208
5,992

Lot Area
Lot Coverage
(Acres)
4.06
2.8%
5.4
6.5%
4.09
1.0%
3.14
2.3%
2.89
4.8%

Area 4 Recom m endations:
1. Land Uses


Uses should include multi-family residential in apartment,
condominium or higher density townhomes.



Legacy trucking and contractor companies should be allowed as
grandfathered uses until such time as substantial redevelopment
occurs on the site.



Amend the zoning ordinance to provide for updated manufactured
home standards that comply with state laws.

Source: Dakota County Assessor
This creates a further advantage in that the conversion from one use to
another can occur in response to market forces thus avoiding any situations
where a party believes they are forced out of business.
When negative impacts can be managed effectively, it benefits both old and
new landowners by establishing baseline “good neighbor” conditions and
minimizing the conflicts between industrial and residential properties that
were mentioned in the business owner meeting.

2. P arking


Residential surface parking shall be located to the rear of buildings
whenever possible.



Wherever a residential surface parking area faces a street frontage
or an adjacent residential property, such frontage shall be screened
with a decorative wall, railing, hedge, or a combination of these
elements, to a minimum height of two and one half feet (2 1/2')
above the level of the parking lot, at the build-to line.



Any residential interior parking lots shall provide a landscaped area
of at least 300 square feet for each 12 spaces containing a mixture
of trees, native grasses, perennial plants and shrubs.



Resident parking shall be provided within buildings with rear or side
loaded access. Guest parking may be accommodated on adjacent
public streets or through surface parking.



On street parking adjacent to a lot shall count toward fulfilling the
total parking requirement for the uses on that lot.



As improvements to current uses are made, they shall upgrade their
parking areas so that they are paved and surrounded on all sides by
a screen such as a decorative wall, railing, hedge, or a combination
of these elements, to a minimum height of two and one half feet (2
1/2') above the level of the parking lot. In addition, trash handling
should be upgraded to meet the standards of the study area.
Existing loading docks do not need upgrade, but any expansion of
loading docks should follow the standards of the study area. No
exterior storage, other than trucks and trailers shall be allowed.

Area 4 also contains the existing manufactured home park. Like the existing
industrial park, the plan does not anticipate any forced conversion of land
use.
It should be noted that it appears the City’s regulation of manufactured
home parks may need to be considered for updating. The Minnesota
Planning Act provides that no city zoning regulation may prohibit or limit the
location of manufactured homes that are built in conformance with the
manufactured home building code and comply with all other zoning
ordinances. By law, a manufactured home park is a conditional use in any
zoning district that allows the construction or placement of a building used or
intended to be used by two or more families. In other words, manufactured
home parks may be regulated as a conditional use but can not be prohibited
in any multi-family district.
State law does allow cities to establish reasonable standards as part of the
conditional use process which can address items such as site drainage,
landscaping, setbacks, unit spacing, open space, streets, sidewalks,
driveways and parking.
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3. Building Form s


Build-to lines along public streets shall be 10-15 feet with 60% of
the building frontage meeting this build-to line. This applies to both
new multi-family residential buildings as well as any new buildings
on interim use sites.



On lots with more than one street frontage, the build-to line shall
apply on each side fronting a street. The build-to line may be met
either with an enclosed building or an arcade constructed with a
permanent roof of the same materials as the remainder of the
building.



Main building entries shall face a public street.



There is no minimum building height requirement in Area 4 however;
two stories are encouraged with a maximum of four stories.



Interim uses shall not have finished building space that exceeds
7.5% of the site area.

4. Architectural Style
Existing businesses that are updating or expanding their facilities should
follow the City’s current GB & I standards.
When properties redevelop to a new use, they should follow the architectural
standards for the proposed uses which are anticipated to be identical or
similar to the City’s current CGMU-1 standards.

Other


When Richmond Street is reconstructed, existing trucking and heavy
equipment should be encouraged through signage to use Hardman
Avenue.

SOUTH CONCORD CORRIDOR PLAN 56

Figure 39: Area 5

Area 5 is located on the Dakota Bulk Terminal. This is a very active use
and an extremely long term aspect of the plan.
The plan shows future opportunities for residential, nonresidential and
marina uses on this site that take advantage of the proximity to the
Mississippi River.
Given the long term nature of this phase, all development in Areas 1 – 4
should anticipate the bulk terminal will remain in place for the foreseeable
future when planning for buffers (screen landscaping) and other
improvements. This will ensure that adequate landscaping is installed in the
short term and will also be an amenity if the bulk terminal redevelops in the
future. As mentioned earlier, enhanced landscaping in this area is also an
amenity for the MRT.

Area 5 Recom m endations:
1. Other


As street improvements are made in the study area, they should be
designed to encourage bulk terminal truck traffic to use the
Hardman interchange and new frontage road rather than Richmond
Street.



As improvements are made to the bulk terminal, improvements
should be made, as necessary, to the exterior edges of the site with
a goal of providing 80% opaque landscaping to a height of six feet
(6’). Due to the size of the site, immature plantings that will mature
to a height of six feet (6’) within 5 years will be considered
compliance.



Bulk materials and road surfaces should be managed so that they do
not generate significant amounts of dust or other particulates
beyond the bulk terminal site.
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Implementation Action Steps
Short Term (0 – 12 M onths)
1. Adopt any changes to the Comprehensive Plan that are necessary to
implement this plan
2. Adopt any changes to the Zoning Map that are necessary to
implement this plan
3. Adopt any changes to the Zoning Ordinance that are necessary to
implement this plan
4. Develop a “soils bank” concept on some of the open space in the
area to allow contractors to deposit clean fill. Having a convenient
supply of clean fill in the project area will greatly reduce costs for
developers and increase the attractiveness of the sites for
redevelopment. Any soils bank concept should be set up with the
consultation of structural and environmental experts to ensure it is
done properly and in accordance with applicable regulations.
5. Begin discussions with property owners impacted by the proposed
frontage road to encourage relocation to other sites within the city.
6. Begin discussions with the Danner Company to develop a shared
redevelopment concept for its parcel and to ensure that timing and
cost sharing of the public and private investment in Phase 2 will be
coordinated.
7. Sign the alleys behind the residences on the south end of the
corridor to prohibit semi-truck traffic and provide adequate
enforcement to see that it is complied with.
8. Begin discussions with the Railroad regarding the impact of changes
to access points proposed by the plan as well as clarifying the
relationship between the City and the Railroad regarding the alleys
on Railroad ROW.

M edium Term (12 – 24 M onths)
1. Revise the Zoning Ordinance and Map to bring the City’s treatment
of manufactured home parks in line with State laws
2. Prepare an engineering feasibility study for the frontage road which
will provide further clarification on costs, design alternatives,
streetscape treatment, grade changes, and whether the connection
to the Danner property will be at grade with the railroad tracks or
over the tracks.
3. Begin regular landscaping upgrade program along the MRT to
improve the recreational experience and also to provide increased
buffering between Phases 4 and 5 and the reset of the study area.
4. Prepare an engineering feasibility study and seek grant funds for a
pedestrian connection between the Concord Street area and the
neighborhoods on top of the bluff.
5. Install gateway signage to brand the redevelopement area and
increase exposure to the I-494 vehicle traffic.

Long Term (24+ m onths)
1. Prepare streetscape plan for Richmond Street.
2. Construct frontage road in Phase 1.
3. Prepare an engineering feasibility study for the roads in Phase 2.
4. Construct roads in Phase 2 in association park improvements and
Danner site development.
5. Construct pedestrian connection to bluff neighborhoods.
6. Construct streetscape improvements for Richmond Street.

9. Begin more detailed planning of the recreation and open space
components of Phase 2.
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Appendix
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SWOT Results
Two SWOT (Strengths, Weaknesses, Opportunities and Threats) exercises were held as part of this study. The first SWOT exercise was held with the Steering
Committee in June, 2011. This was followed by a SWOT exercise with the local business owners in the corridor in July, 2011.
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