
 
HEDRA Memorandum 

        REVISED 
  
 
 
 
To: HEDRA Commissioners 
From: John Hinzman, Community Development Director 
Date: December 21, 2017 
Item: Great Rivers Landing Approvals – Former Hudson Manufacturing Building (200 West 

2nd Street) 
 
Action Requested: 
Hold a public hearing and adopt the attached resolution authorizing the following actions 
related to the sale and development of the Hudson Manufacturing Building located at 200 West 
2nd Street: 
 

• Authorize Signature of the First Amendment to the Purchase and Development 
Agreement 

• Authorize Signature of First Amendment to the Public Use Agreement 
• Authorize Signature of the Parking Use and Maintenance Agreement 
• Execute closing documents and disburse funds 

 
Confluence Development proposes to create Great River Landing, a renovation of the existing 
100,000 s.f. building into a hotel, apartments, and 20,000 s.f. of retail and events space.  The 
site is currently owned by the Hastings Economic Development and Redevelopment Authority 
(HEDRA).   
 
The City Council reviewed the request on December 18, 2017, tabling action until the January 2, 
2018 meeting.  Final documents were not presented to the Council until hours before the 
meeting. 
 
Given the timing of document receipt, HEDRA may also opt to delay action.  Upon tabling of 
the request, we would likely schedule a special meeting on January 4, 2018 to take final 
action. 
 
Background Information: 
On November 12, 2015, the HEDRA authorized signature of the Purchase and Development 
Agreement, Public Use Agreement, and sale of the property.  The City and Confluence 
encountered delays in transfer of the property.  Upon execution of the agreements all parties 
are confident that transfer and development of the property can occur shortly. 
 



First Amendment to Purchase and Development Agreement  
The Purchase and Development Agreement establishes obligations for transfer of the property.  
Changes incorporated into the First Amendment include: 
 

Commencement and Completion Dates   

 
The August 1, 2018 date for submittal of plans for building permit is later than originally 
comprehended.  The date recognizes Confluence’s need to obtain historic tax credit Part 2 
approval prior to finalizing construction documents and submitting for a building permit.   
Confluence agrees to use reasonable efforts to complete a substantial portion of 
improvements by December 15, 2018.  Given the potential for construction not to begin 
until as late as September 2018, it is unclear how much construction will take place in 2018.  
The date makes it less likely there will be significant value attributed to the partially 
completed improvements with the assessor valuation prior to 1/2/19 resulting in some 
TIF proceeds starting in 2020.   This could result in the City paying a substantial portion of 
an additional year’s worth of bond payment, estimated at $228,681 annually. 

 
Environmental Obligations – Requirements to fulfill certain environmental cleanup prior to 
transfer of the property have been postponed.  The City will be obligated to perform the 
following actions as part of the agreement: 
 

Vapor Intrusion Mitigation System (VIMS) Installation – Provides for active 
venting of existing soil vapor.  To be constructed as part of the flooring and 
HVAC installation 

$792,690 

Sealing of PCB Contaminated Wood Joists and Ceilings – To be completed as 
part of building renovation 

$150,460 

 
The City’s cost for VIMS installation includes the “Option B” scenario discussed at the 
November 20th Workshop providing for removal of the existing floor and floor trusses. 
   
Pre-Closing Obligations – Confluence has agreed to eliminate the following conditions prior 
to sale; with obligations to be completed after transfer: 

o Approval of State Historic Preservation Office (SHPO) and National Park Service 
related to construction of improvements and historic tax credits.   

o Approval of Construction plans and permits by the City. 
o Removal of certain environmental approvals including VIMS installation and 

internal wood surface PCB encapsulation.   
 

Closing Date January 22, 2018 
Submittal of Plans for Building Permit August 1, 2018 
Start of Construction 30 days from issuance of Building Permit 
Substantial Completion December 15, 2019 



The contingencies referenced above are being waived to allow the conveyance of the 
property to occur; however they are not waived as a contingency for the redeveloper’s 
obligations for initiation of construction.  The result is the redeveloper could still exercise a 
contingency and effectively cancel the deal after closing but before the initiation of 
construction if any of the conditions are not met.   
 
Mortgage and Liens – The amendment contemplates a longer duration between transfer of 
the property and construction.  This creates some additional risk to the City of having the 
property returned in a case of default with liens or mortgages against a portion of the 
property.  To reduce this risk Section 9 prohibits the redeveloper from allowing any 
mortgages or liens against the property after closing but before the building permit is issued 
and any contingencies for commencement of construction are waived or satisfied.  
 
Parking Ramp Structure Grant  – The agreement authorizes use of an existing $1,485,000 
Metropolitan Council LCDA grant for construction of a 119 stall parking ramp on the First 
National Bank Building site. 

 
First Amendment to Public Use Agreement 
The Public Use Agreement establishes public use of privately owned open space located 
between the Hudson Building and the Mississippi River.   Changes incorporated into the First 
Amendment include: 
 

• Revision to the site plan and legal description. 
 
Parking Use and Maintenance Agreement – Former 1st National Bank Property  
Confluence has purchased the former 1st National Bank property located at 119 West 2nd Street 
and seeks to construct a 119 stall parking structure on the property.   The Parking Use and 
Maintenance Agreement establishes use and obligations including: 
 

• Granting of an easement to allow for public parking within the entire private structure. 
• Developer will undertake maintenance of the structure. 
• City will participate in funding routine maintenance costs for the 83 upper level stalls 

(70%).  The potential annual cost based on $100 a stall would be $8,330.   
• City will maintain general liability insurance for the structure. 
• Developer may close parking during specified times on the 36 stalls on the lower level of 

the structure for not more than 30 days per year and 5 days per month.  The upper level 
of the structure will not subject to closure restrictions. 

 
 
 
 
 



Post Transfer Approvals 
After transfer of the property Confluence would need the following approvals prior to 
construction: 
 

• Parking Structure – Site Plan Approval 
• Hudson Building – Landscape and Grading Approval 
• Hudson Building—Construction Plans 

 
Financial Analysis 
Financial Capacity 
The Environmental remediation is anticipated to cost a total of $2.7 million when finished.  To-
date we have received many grants to fulfill our clean-up needs. 
 

Environmental Remediation funding Amount 
  Grants awarded to date $  829,559 
  HEDRA payments $  596,085 
  Grants in process $  898,995 
Total funding to date $2,324,639 
   Additional monies $  391,803 
Total project cost to City $2,716,442 

 
 
Additional monies include RAM in the amount of $158,373, and the Clean Vapor Option B 
request for an additional $233,430.00 above the $125,360.00 cost of additional work. 
 
HEDRA currently has a cash balance of around $1.1 million, with much of the $596,085 being 
covered in prior years or already in 2017.  HEDRA will fund the additional $391,803.  We 
conservatively project the HEDRA cash balance to be in the $600,000 range at the conclusion of 
this project, if we receive the additional grant monies we have applied for.  The City has applied 
for a $222,374.04 grant from MN DEED and will apply for a $250,000 grant to Dakota CDA in 
January.  A recent $233,039 grant request from Metropolitan Council was denied. 
 
Opportunity Cost 
Currently the City is levying $228,681 each year to make the bond payments on the building.  
Once the building is developed, the City will be able to reduce the levied amount as the value of 
the property increases and increment starts coming in.  We can expect a two year delay on 
increment from the time development starts.   
 
Carrying costs on the building are primarily reflected in heating, electric and staff time.  Over 
the last 6 years we have averaged around $21,000 per year on the utility cost of the building.  
For every month we keep the facility we are paying an average of $1,700 a month.  Staff time is 
around $6,000 a month with around 80 hours being put in between Administration, HEDRA, 
and Finance.   



 
Grant Funding 
The City has received 19 grants totaling $4.6 million in grant funding from a variety of entities 
including Dakota County CDA, Metropolitan Council, US EPA, and MN DEED.  Grant funding has 
been used to assist with acquisition, demolition, environmental cleanup, and site amenities.   
 
Attachments: 

• Resolution 
• Location Map 
• Concept Plan 
• First Amendment to Purchase and Development Agreement 
• First Amendment to Public Use Agreement 
• Parking Use and Maintenance Agreement 

  



HASTINGS ECONOMIC DEVELOPMENT  
AND REDEVELOPMENT AUTHORITY 

 
RESOLUTION NO. 2017-08 

 
A RESOLUTION AUTHORIZING CERTAIN ACTIONS RELATED TO THE 

REAUTHORIZATION OF SALE OF THE FORMER H.D. HUDSON 
MANUFACTURING PROPERTY TO CONFLUENCE DEVELOPMENT  

 
Commissioner ___________________________ introduced the following Resolution and 

moved its adoption: 
 
 WHEREAS, the City of Hastings (“City”) and Hastings Economic Development and 
Redevelopment Authority (“Authority”) have received a proposal from Confluence Development 
LLC (the “Developer”) pursuant to which the Authority would convey to the Developer certain 
real property owned by the Authority known as the Hudson Manufacturing Site, generally 
located at 200 West 2nd Street, containing +/-3.8 acres in order to allow the Developer to 
renovate the existing building on the property into a commercial and housing development (the 
“Improvements”); and  
 
 WHEREAS, the Authority has determined that construction of the Improvements is in the 
best interests of the Authority and the City and that it will result in the renovation of a blighted 
property; and 
 
 WHEREAS, On November 12, 2015 the Authority adopted Resolution No. 2015-13 
Authorizing Sale of the Hudson Manufacturing Site to the Developer subject to final execution 
of the Purchase and Development Agreement; and 
 
 WHEREAS, On January 18, 2016 the Purchase and Development Agreement was 
executed by all parties; and 
 
 WHEREAS, The City, Authority, and Developer encountered delays in transferring the 
property per the terms of the Purchase and Development Agreement; and 
 
 WHEREAS, A First Amendment to the Purchase and Development Agreement has been 
drafted amending the terms for transfer of the Hudson Manufacturing Site. 
 
 WHEREAS, A First Amendment to the Public Use Agreement has been drafted amending 
the terms for public use of the private open space; and  
 
 WHEREAS, A Parking Use and Maintenance Agreement has been drafted establishing 
obligations for construction of a parking structure to be located on property owned by 
Confluence generally located at 119 West 2nd Street. 
 
 WHEREAS, The City Council has adopted Resolution No. ____________ authorizing 
signature of the First Amendment to the Purchase and Development Agreement, First 



Amendment to the Public Use Agreement, and Parking Use and Maintenance Agreement and 
reauthorizing sale of the Hudson Manufacturing Site to the Developer; and 
  
 WHEREAS, A public hearing to consider a Business Subsidy for the sale of the property 
to the Developer as required by Minnesota Statutes, Section 469.105, and 116J.993 through 
116J.995 in connection with Tax Increment Financing District No. 7 has been conducted by the 
Authority with notice of the hearing published per Minnesota State Statutes; and 
 

 NOW THEREFORE BE IT RESOLVED BY HASTINGS ECONOMIC 
DEVELOMENT AND REDEVELOPMENT AUTHORITY AS FOLLOWS: 

 
The Authority does hereby authorize execution of the First Amendment to the Purchase 

and Development Agreement reauthorizing sale of the property and further authorizes the 
President, Executive Director, and Secretary to execute documents related to sale of the 
property per the terms of the First Amendment to the Purchase and Development Agreement 
including specifically the Parking Use and Maintenance agreement and the Public Use 
Agreement, and to disburse funds as the City is obligated to do for the closing under the 
Purchase and Development Agreement and the First Amendment and required deeds, affidavits, 
settlement statements, certificates of real estate value, compliance documents, bills of sale. 

 
Commissioner ______________________ moved a second to this resolution and upon 

being put to a vote it was adopted by all Commissioners present. 
 

Adopted by the Hastings Economic Development and Redevelopment Authority on December 
21, 2017, by the following vote: 
 
Ayes: 
Nays: 
Absent: 
 
ATTEST:      __________________________ 

Dennis Peine, President 
 

________________________________ 
Morgan Hill 
Secretary          
 
This instrument drafted by: 
City of Hastings (JH) 
101 4th St. E. 
Hastings, MN 55033 
  



LOCATION MAP 
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