AGENDA ITEM
HRA MEETING OF AUGUST 6, 2020

TO:

Wally Wysopal, Executive Director of HRA

FROM:

Paul Bolin, Assistant HRA Director

SUBJECT:
Potential TIF District #25 – Holly Center – Roers Companies
History:
The property known as the “Holly Center”, located at 6530 University Avenue, was originally
developed in 1957. Throughout the 1960’s and 70’s there were a wide variety of retail shops
that included a grocery store, sporting goods, hardware, camera & film shop and clothing stores.
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By the early-1980’s, the Center had lost much of it’s luster. New owners purchased the site and
worked to make a number of improvements to the building. In 1984/1985, the owners worked
with the City to demolish the gas station that was on the site, improve traffic flow on Mississippi
by reducing entrance points and installing turn lanes, and relocating the municipal liquor store to
the site. The revamped site now included the Old Country Buffet and had a resurgence of new
businesses locate on the site.
The site was purchased by the Herman family in 2000. Over the past ten-fifteen years a number
of well-known tenants moved out of the building including Old Country Buffet, Snyder Drug, Cost
Cutters & SMW Credit Union. In 2018, the Herman family put the property up for sale with an
asking price of $5.5 million. In the fall of 2019, Roers Companies started discussing a potential
purchase of the site. Currently, Roers Companies has a letter of intent to purchase the property
from the owner but has yet to sign a purchase. The Herman family has been exercising the
provisions within their leases to not renew leases as they expire, as they have determined the
site is more valuable for a redeveloper if it has fewer tenants.
As shopping has moved online and more retailers have failed, many shopping centers across
the country have been redeveloped exclusively for housing, while others have added housing to
their sites. With little demand for retail space, and abundant space available in the area, multi
family housing is the most viable reuse of this property.
In December of 2019, Roers Companies approached HRA & City staff to discuss the potential
for assistance if they were to purchase and redevelop the site. In January of 2020, the Authority
approved a preliminary terms sheet that will be used as an outline for a future redevelopment
agreement with Roers.
Proposed Project:
Roers Companies would like to purchase, demolish and replace the Holly Center with 261 units
of market rate rental housing and a stand-alone daycare center. The apartment will contain 67
studio units, 109 one-bedroom units and 85 two-bedroom units. The proposed daycare will be
10,000 sq.feet.
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Requested HRA Assistance:
In a fully developed community, redevelopment can only happen with assistance from the City.
The rents generated are not enough to cover all of the extraordinary redevelopment costs. This
potential project is no different. In addition to the extraordinary cost of demolishing the old
building, utilities need to be replaced and environmental issues cleaned up. The redeveloper
has asked that the Authority provide tax increment and a loan to help cover the extraordinary
costs. The property is currently valued at less than $5M. When completed the proposed project
will be valued at approximately $36M.
Why Provide Asllsistance?
Redevelopment of the Holly Center has been a top priority for residents, as reflected in the
outreach efforts the City had undertaken when developing the 2030 and 2040 comprehensive
plans.
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In addition to delivering on the desires of the community, there were a number of potential
Recognized Environmental Conditions (RECs) identified by the redevelopers engineering firm.
The following is from an environmental review conducted by Wenck Associates. In a nutshell,
there are dry cleaner solvents, petroleum and fill of unknown origin that will need to be
remediated as part of the redevelopment. These are extraordinary costs that can be reimbursed
through tax increment.

The condition of the existing buildings was evaluated by the engineering firm, LHB. LHB
determined that the buildings had many code deficiencies that would not make them a good
candidate for rehabilitation. Items included lack of ADA compliance, failed roofing that is
allowing water intrusion, inadequate fire protection and non-compliant HVAC systems. LHB
concluded:

Next Steps:
The HRA will act on creation of TIF District No. 25 and development agreement on September
3rd.
The Planning Commission will act on the land use items, including a rezoning and plat, on
August 19th.
City Council will hold public hearing to create TIF District No. 25 and act on the land use items
on September 14th.

