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HIGHLAND DISTRICT COUNCIL
Community Development Committee (CDC) Minutes

March 18th, 2025, 6:30 p.m.

Committee members in attendance:

Tim Morehead X | Casey Ulrich X | Tom Griep X
Kathy Schubert X | Kathy Bell John Kennedy X
Tom Distad X | Caryn Lindsay Bill Kenney X
Andrew Jensen (alt - X | Tyler Strunk (alt-seated) Carays Hsiung (student
seated) Liaison)

Attending: 6; Absent: 3
Executive Director: Kathy Carruth
Meeting was called to order at 6:30 p.m.

Approval of February Meeting Minutes
e Motion to approve (Kathy) seconded by (Andrew), unanimously passed

Area C Process Update — Amy Hadiaris, MPCA
e Shanna Schmitt joined Amy for the presentation
e Started with an overview of the webpage (https://www.pca.state.mn.us/local-sites-and-
projects/st-paul-ford-motor-company-area-c)
o History
o Investigation that has been done
o Contaminants found
e Ford is revising the feasibility study
o Formal name for a report that gathers different cleanup options and evaluates them
against certain criteria
o Not a clear date when we will get it — not a big hurry because the cleanup won’t
happen. Will put the report out for review and have a meeting for the community and
invite public comments for 30 days. Then will provide feedback to Ford, which they will
turn into an action plan and get permits, etc.
o Goal todo the cleanup in 2026
e Questions
o Whatis the role Ford has and what is their responsibility for funding
= They are the responsible party; they are responsible for cleanup and managing
the risk in accordance with the MPCA’s guidance. They are responsible for
funding 100%.
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e What about debris from the Army Corps of Engineers and the City
o Under state Super Fund law, the MPCA can only go after 1 party
and make them do/coordinate everything. Even the smallest
responsible party can get pegged for the cleanup even. In this
case, Ford was the target, and they can sue the other parties to
get them to participate in the cleanup (they’ve never given any
indication that they would).
o There was some fixing of a fence mentioned, was that completed?
= This is perpetually in need of repair because it is constantly being cut and
broken. Would prefer the cleanup done and then not need a fence. Even with
a fence there will be trespassers, but it’s up to Ford if they want to have a fence.
But a fence will not be allowed as a remediation.
o What is the plan after cleanup?
=  Hopefully cleanup would take place in 1 field season (would need the whole
field season).
= Have only heard that Ford would continue to own the property.
o What does cleanup look like?
= That’s what the feasibility report will discuss. There is a range of options. There
are always the same 2 endpoints, do nothing or complete cleanup. In between
there are a number of different alternatives evaluated, specific to the site. For
example, many of the alternatives in the draft report talked about common
things like fixing erosion (stabilizing the slopes) removing junk on the surface
(concrete rubble, rebar, etc) for physical safety, what degree of excavation they
will do (might be things that can be more easily removed near the surface), etc.
There are 7 different options in the draft.
o What guidelines were given to Ford and what feedback on the previous plan?
= Thereis a very set format, and they followed that format. Ford was responsible
for coming up with the options and costs.
= There were comments from Friends of Mississippi and a few other entities. One
example was concern about storm water management — if the waste stays, can
the infrastructure on top contain without eroding the soil below. Slope erosion
was a pretty common piece of feedback. There was a request to make the
report more user friendly, such as including a table with check boxes showing
what each alternative includes and excludes.
= Asked to include another alternative, which was to decrease the slope on the
south side to reduce the propensity for erosion. (There are some constraints to
this since the property boundary is right there, so they likely would have to take
some park property to do so). Not optimistic
e You could also remove the top and lower the height. This would not be
removing the waste.
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e Thereis about 60 feet of soil on top of the waste, capped with a parking
lot.
o When you did the core samples, what was the deteriorating condition of the industrial
waste? Were they intact or degraded or dispersed?
=  Mainly just really stinky soil. A lot of what we know about how the waste was
disposed is conjecture, since nobody kept any records or documentation of
what was going on. But MPCA believes liquid solvents were dumped over the
bluffs and solid waste like, heavy metal sludges, were put into barrels and
buried. Based on what they’ve seen, a few barrels were uncovered, and they
were very rusted and crushed and falling apart. Likely nothing really intact.
o Didany of the solvent or receptacles thrown over or did they come through the tunnels
under the Mississippi River Blvd?
= Likely both
o Who gets to decide which plan Ford gets to follow?
= MPCA (Minnesota Pollution Control Agency)
o Do any of the changes in the federal government affect what is going on?
= No, MPCA is a state agency, and the super fund was a state super fund, in this
case
o 152026 a firm date?
= |t could get delayed, but no indication that it would be. Seems feasible based
on where they are at.
o Thisis a bad thing that Ford did, have they been responsible for financially previously
contributed any damages/restitution already?
= They worked with MPCA for about 12 years to clean up the rest of the
property and were a good partner with the MPCA.
e Follow up: Website said one of the limits was cost — do you know what
the cost is?
o The decision from the MPCA isn’t ultimately based on cost.
There are 9 criteria that each alternative is evaluated against —
cost is one of those 9. Implementability, local regulations,
short term risk, long term risk, community input are all other
factors. The focus is more about the risk and data than the
cost.
o They generally will make a proposal for their preferred
alternative, but the MPCA will make the ultimate decision.
o Could you explain the community engagement process?
=  When the report is available, it will go up on the website and they will reach
out to the community to let them know its available for review and comment
(there is a process defined for how they do this — for example, they’ll let the
Villager know and the HDC and some interested citizens have provided emails,
etc.) During that 30-day comment period, there will be a public meeting. There
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is transparency about what comments other community members have
submitted already.
e Follow up: When would the public hearing likely be?

o Won't know until the final report is done, but they don’t need to
have it very long. Should happen in 2025 still — speculate sooner
than late summer.

o Wouldn't likely start the project until around a year from now

o What gives Ford any incentive to clean up?
= They will have to always provide a ‘do nothing’ and a ‘complete cleanup
o Question from Neighbor Dan: Under what time frame would you do the cost analysis
to understand capital and operating costs? 50 years, etc?
= There really isn’t much for operating costs — repair and maintain any
engineering infrastructure, but not a system that will be in place for years
removing things.
e s there afinancial insurance?

o There will be an environmental covenant filed on the title of the
property explaining property use/activity limitations, continuing
obligations for inspections, etc?

= |s it similar to closed landfills to have financial
responsibilities?
e No, MPCA doesn’t have legal authority to do that
like whomever oversees the landfills.
o The periodic flooding is coming up to and through the contaminated soil from time to
time, right?
= Yes, been doing that for the last 100 years.
e Follow up: Do we know that the outflow from those flooding events is
moving into the river or staying within the soil?

o There is a lot of monitoring wells around Area C, both
horizontally and vertically at different depths. This gives a good
idea of ground water quality. These have been sampled over the
last 10 years and shows pretty minimal ground water impact,
even after a flooding event. Speculates that this is because it’s
been there for so long and been happening for so long, so the
contaminants have probably already washed out (not to suggest
it's clean now, there is still waste there). When it was just a pile
on the flood plane is when it was likely the greatest risk to the
groundwater, it was exposed for decades and likely had a big
impact on the river. Once it was encapsulated, though not
designed for environmental protection, likely helped prevent it
from getting into the river (while also making it harder to clean

up).
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o Norisk to drinking water determined by MPCA.
o Damage recovery — Natural Resources Damage Assessment
(NRDA) —this is something that happens at the federal level with
federal superfund sites, but not really an option for this site
(such as the big 3M settlement, that was an NRDA settlement
o Why isn’t the federal government involved, given that the river is interstate?
= There is a scoring system for determining if it will get on the national superfund
list. This site never rose to that level
o Question about timing
=  Ford will work with consultants, who will turn it over to Ford to review with
their internal environmental department first.
o How have indigenous nations been included in the process?
= Usually, they will reach out to areas where they are using the water as a part of
a treaty, but there hasn’t been any of that for this site.
o Has Ford been working well with you, and have they worked well in other sites?
= Yes, they've been great to work with in MN, very responsive to requests and
not confrontational at all.
= Know from hearsay that other states have not had that experience, heard that
residential use was not promoted/accepted by Ford, so would only do cleanup
to an industrial standard. So, MN is unique that they are cleaning it up to a
residential standard, which took a lot of work from the city as well.

Highland Bridge update — Sean Ryan, Ryan Companies

RYAN DEVELOPMENT UPDATE
Highland Bridge — BLOCK 2B/2C

Highland District Council Meeting
March 18, 2025

o Providing an update on Block 2B/2C. Were here back in November to review with the
HDC, we provided a letter of support and have had some updates from the city
council and BZA and wanted to provide an update.
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.@,\% Block 2 Location

Current Development Proposal:

Block 2B Mixed Use
97 Residential Units
23.5k Retail
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o Corner of Ford Pkwy and Cretin
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Project Metrics
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o 2Bisthe larger of the 2 sites.

o Building A is a mixed use residential and 3 stand alone retail buildings along Ford
Pkwy (B, C, and D)

o Inthe middle of the 4 buildings there are 2 levels of structured parking, a lower level
for the residents of the 97 unit building and top level for retail and public use
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Project Metrics

Parcel:

= Lot 3, Block 1, NORTHERN a
HIGHLAND BRIDGE ‘
(“Block 2C")

Project Size:
* 13k Retail
* One-Story Retail Building

CRETIN AVENUE

Parking

= 15 parking stalls along
Hillcrest Drive

MT. CURVE BOULEVAR

Schedule

= Q2/Q3 2025 Construction
Start Zal

AT J‘IH “/“‘l‘ p A0S 2 : ‘
Have an executed lease for a national day care provider
Single building
Would like to build out for the start of the school year in 2026 (fall 2026)
The 15 parking stalls would be for public use after hours (and built into the lease)
Question: Is there a turnaround to leave the private drive to the east, or do they go
through the civic plaza?
= Through the civic plaza and onto Mt Curve Blvd.
= Site plan review is in with the city and received preliminary comments and
working with the city through various items. This item has not come up as a
concern from the city. The southwest corner of the residential building
(Building A) was more of a topic, to make sure there is good visibility for
pedestrians, etc. Slating the property to the west of the property for a medical
office building and working to ensure that it is designed for the traffic.
= No parking is allowed on either side of Hilcrest Avenue, so it is 2 lanes for part
of that drive
e Schedule (pending TIF application, which will be hearing mid-May) estimating Q2-3 2025
construction start.
e Has there been any consideration to Hillcrest being a one way? Is it a private drive?
o Seems like this will bring us issues
= Could see some changes to this plan with respect to that intersection

© O O O O
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o This shows the dlagonal pathway thr‘ouAgh the civic square. Buﬂdmg to theright is
Marvella.
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o Standing near Ford and Cretin, this view looks back at Marvella 1
o This will change in some capacity because not all these buildings have been designed

-

o View from the corridor
o Building on the left is day care, reddish brick is multifamily and you can see one of the
retail spaces


https://www.highlanddistrictcouncil.org/

DISTRICT COUNCIL

1978 Ford Parkway « Saint Paul MN 55116 « 651.695.4005 « HighlandDistrictCouncil.org

Click to join audio
o This is very similar to what has been shared recently

.@L@é Block 2B & 2C Next Steps @

1. Continue to Drive Design Forward for Both 2B/2C

1. Issuance of Design Drawings — Next 2 Weeks

2. Subcontractor Bidding — Next 4 Weeks
2. TIF Request Decision:

1. TIF Request $18.6M

2. Currently Slated for Early to Mid-May City Council Meeting
3. Construction to begin Q2/Q3 of 2025

o Continuing to drive forward with 2B and 2C. Issuing not quite a full construction
package, but 80% in the next 2 weeks to go out for subcontractor bidding
When we met last back in November, discussed the 19 variances being sought (6 of the
variances were repeated on each of 3 buildings)
City council approved 13 and 6 were not approved (FAR, building height, and buildings on
the site).
o City council had a 3-3 tie with the 6 members present, there was 1 absent

10
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o Two weeks ago, Council member Jost pulled this from the agenda citing code 1599.
Since no action by the expiration date, the 6 denied items were subsequently
granted. Very unusual circumstances.

e Question
o In buildings along Ford, are there any potential leases on those?
= Often harder to get retail tenants until it is built. Have had some interest from
a few national restaurants but haven’t been pushing given the uncertainty
with city council. Intent is to engage retail brokers in the next couple of
weeks, will want to lease up as quickly as possible now that they are moving
forward.
o Parking will be on the backside, right?
= Yes - it will be structural parking, because of the slope. It will be the surface
level. Entrances will all be from Ford, not the parking lot. That’s why flow
between buildings is so important

o The TIF request seems large, given the size of the project?

= |t’s a pretty substantial project and they’ve landed on this amount as the
minimum Ryan would be comfortable to move forward with based on funding
already available and return on investment. Can’t comment on comparison to
the size of other projects/TIF applications the city has seen.
e Follow up: If the amount changes, would it be a barrier?

o Could be. This number has held pretty tight with the design,
likely not able to move forward if there was a significant
change.

o When will you go back to the city?

= The city council meeting that this will be presented at will be mid-May (think
May 14, but not positive). There will be other avenues to get in front of the
city and get public feedback before then.

o Asked in November’s meeting if the TIF was initially anticipated and were told ‘no’.
What has changed?

= Could be Construction rates and mortgage rates likely but would have to get
back to us with more info.

o What s the TIF for?

= There are limitations on the scope of work that can be funded by TIF, such as
site infrastructure and public spaces (which includes the structured parking
that supports public spaces but would not include anything related to the
apartment buildings, for example).

o Any update on NIC property to the west?

= Haven’t been able to get a tenant yet for the medical office. Feel a little more
comfortable doing spec retail at this point, but the medical sometimes is too
specific to build out. Still scheduled for a major medical office tenant and
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some smaller retail associated with medical, similar to the one on the other
side of Mt Curve.
o Have heard that people are using the entrance to Marvella as a turnaround
= Yes, have had some conversations with Marvella and others, keeping an eye
on it.

New/Old Business

e Next meeting with Ryan — probably won’t have much to present in April but will have a table
at the annual meeting. Likely would want to come back in May.

e Annual meeting on April 10t" at Summit Brewing from 6:30-8 in the training center, behind
the brewery.

e Likely no April CDC meeting

e Pacifier closed

e There has been a steady flow of traffic at the new Rise Dispensary and seems like everything
is going smoothly.

Motion to adjourn (John), seconded (Kathy), unanimously approved. Meeting adjourned at 7:50.
Respectfully submitted,

Andrew Jensen
CDC Secretary
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